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Article 1. Excavation and Grading

Chapter 12.04
GENERAL PROVISIONS

Sections:

12.04.010 Title.

12.04.020  Purpose.

12.04.030 Definitions.

12.04.040 Hazards.

12.04.050 Nuisance.
12.04.010 Title.

This chapter shall be known and may be cited
as the excavations and grading ordinance of the
city of San Bruno. (Ord. 1369 § 1 (part), 1981:
prior code § 9-1.1)

12.04.020  Purpose.

A. This chapter is enacted for the purpose of
stringent control of all aspects of grading opera-
tions.

B. It is the intent of the city council in enact-
ing this chapter:

1. To promote the conservation of natural
resources, including hills and vegetation;

2. To protect the public health and safety, by
reduction or elimination of the hazards of earth
slides, mud flows, rock fills, undue settlement, ero-
sion, siltation, flooding, or other special conditions
by minimizing the adverse effects of grading, cut
and fill operations, water runoff, and soil erosion.
(Ord. 1369 § 1 (part), 1981: prior code § 9-1.2)

12.04.030  Definitions.

A. For the purpose of this chapter, the words
and phrases set forth in this section shall have the
meanings respectively ascribed to them herein,
unless the context clearly indicates a contrary in-
tention:

1.  “Architect” means a professional architect
registered in and by the state.

2. “As-graded” means the surface conditions
extant on completion of grading.
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3.  “Bedrock” means in-place solid rock be-
neath soil and superficial rock.

4. “Bench” means a relatively level step ex-
cavated into earth material on which fill is to be
placed, or within a cut or fill slope.

5. “Blending” means the intermixing and
compaction of natural site soils (such as materials
from two natural soil horizons), or for the intermix-
ing and compaction of natural site soils with im-
ported soil or other materials.

6. “Borrow” means earth material acquired
from an off-site location for use in grading on a
site.

7. “Buttress fill” means a compacted fill
which is placed in an area where soft natural soils
beneath a planned fill would be overstressed by the
weight of the fill. The buttress fill is placed after
the soft natural soils have been removed.

8.  “Certification” means a written engineer-
ing or geological report concerning the progress
and completion of the work.

9. “City engineer” means the city engineer
of the city or the designated representative of the
city engineer.

10. “Civil engineer” means a professional
engineer registered in and by the state to practice in
the field of civil engineering.

11. “Civil engineering” means the application
of the knowledge of the forces of nature, principles
of mechanics and the properties of materials to the
evaluation, design, and construction of civil works.

12. “Clearing and grubbing” means cutting,
chopping, bulldozing, or removing by any means
the native growths of trees, bushes, grass, stumps,
root masses, and all debris not native to the site.

13. “Compaction” means the densification of
a fill by mechanical means.

14. “Competent material” means earth mate-
rial capable of withstanding the loads which are to
be imposed upon it without failure or detrimental
settlement as certified by the soils engineer.

15. “Contour rounding” means the rounding
of cut and fill slopes in the horizontal plane to
blend with existing contours or to horizontal varia-
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tion, or to eliminate the artificial appearance of
slopes.

16. “Depth of cut or fill” means the v .zl
distance between existing natural ground a:x.. the
finish elevation at any location.

17. “Dust control plan” means a written pro-
cedure describing the method, equipment, and ma-
terials to be used in minimizing and controlling
dust arising from the construction activities.

18.  “Earth material” means any rock, natural
soil, fill, or any combination thereof.

19. “Engineering geologist” means a profes-
sional engineering geologist registered in and by
the state to practice in the field of engineering ge-
ology.

20. “Engineering geology” means the applica-
tion of geologic knowledge and principles in the
investigations and evaluation of naturally occurring
rock and soil for use in the design of civil works.

21. “Erosion” means the wearing away of the
ground surface as a result of the movement of
wind, water and/or ice.

22. “Excavation” means the mechanical re-
moval of earth material.

23. “Existing grade” means the grade prior to
grading.
24. “Fill” means a deposit of earth material

placed by artificial means.

25. “Finish grade” means the final grade of
the site which conforms to the approved plan.

26. “Grade” means the vertical location of the
ground surface.

27. “Grading” means any excavation or filling
or combination thereof,

28. “Height of cut and fill slopes” means the
finish vertical distances from the top to toe of
slope.

29. “Key” means a designated compacted fill

placed in a trench excavated in earth material be-
neath the toe of a proposed fill slope.

30. “Modification” means a term for any pro-
cedure that will reduce the Atterberg limits (liquid
limit, plastic limit, and plasticity index) of a soil.
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31. “Nesting” means the placement of large
rocks so as to create voids in the fill and to make
proper compaction difficult or impossible.

32. “Replacement” means a term for the re-
moval and wasting of natural soil materials judged
unsuitable for the support of site improvements,
and their replacement with properly compacted soil
materials as approved by the city engineer.

33. “Reworking” means the mechanical den-
sification or consolidation of natural loose soil ma-
terial or the removal, processing, and drying of Bay
mud.

34. “Rough grade” means the stage at which
the grade approximately conforms to the approved
plan.

35. “Site” means any lot or parcel of land, or
contiguous combination thereof, where grading is
performed or permitted.

36. “Slope” means an inclined ground sur-
face, the inclination of which is expressed as a ratio
of horizontal distance to vertical distance.

37. “Soil” means the top layer of the earth,
excluding rock.

38. “Soil engineer” means a civil engineer
experienced and knowledgeable in the practice of
soil engineering.

39. “Soil engineering” means the application
of the principles of mechanics in the investigation,
evaluation and design of civil works involving the
use of earth materials and the inspection and testing
of the construction thereof.

40. “Stabilization” means any procedure that
will result in increased shear strength in a soil.

41. “Terrace” means a relatively level step
constructed in the face of a graded slope surface for
drainage and maintenance purposes.

42. “Variable slope” means the variation of a
cut and fill slope in the vertical plane to blend with
existing contours and vertical undulation to elimi-
nate the artificial appearance of slopes.

43. “Vertical slope rounding” means the
rounding of the top and toe of cut and fill slopes.

B.  Whenever any words or phrases in this
chapter are not defined herein but are defined in the
subdivision ordinances, in the zoning ordinance, or



elsewhere in this code, such definitions are incor-
porated herein, unless the context clearly indicates
a contrary intention. (Ord. 1369 § 1 (part), 1981:
prior code § 9-1.3)

12.04.040  Hazards.

Whenever the city engineer determines that any
existing excavation or embankment or fill on pri-
vate property has become a hazard to life and limb,
endangers property or adversely affects the safety,
use or stability of a public way or drainage channel,
the owner of the property on which such condition
is located, or other person or agent in control of
such property, upon receipt of written notice from
the city engineer shall within the period specified
in the notice repair or eliminate such condition so
as to eliminate the hazard and be in conformance
with the requirements of this chapter. (Ord. 1369 §

1 (part), 1981: prior code § 9-1.12)

12.04.050  Nuisance.

The provisions of this chapter shall not be con-
strued to authorize any person to maintain a public
or private nuisance upon any property, and compli-
ance with the terms of this chapter shall not be a
defense in any action to abate such nuisance. (Ord.
1369 § 1 (part), 1981: prior code § 9-1.13)

469

12.04.040



12.08.010

Chapter 12.08
PERMITS
Sections:
12.08.010  Required when.
12.08.020  Application—Form.
12.08.030  Application—Accompanying
materials,
12.08.040  Performance bond—
Maintenance bond.
12.08.050  Issuance when.
12.08.060  Duration—Suspension and
revocation,
12.08.010  Required when.

A. Except as provided in subsection B, no
person shall engage in or perform any grading
without first having obtained a grading permit from
the city engineer.

B. No grading permit shall be required for
any of the following:

1. An excavation below finished grade for
basements and footings of a building, retaining
wall, swimming pool, or other structure authorized
by a valid building permit. This exemption shall
not apply to any fill made with the material from
such excavation, or to any excavation having an
unsupported height greater than five feet after the
completion of such structure;

2. Cemetery graves;

3. Reiuse disposal sites controlled by other
regulations;

4. Mining, quarrying, excavating, process-
ing, stockpiling of rock, sand, aggregate or clay
where established and provided by law, provided
that such operations do not affect the lateral sup-
port or increase stresses in or pressure upon any
adjacent or contiguous property. This exemption
includes surface mining operations for which there
exist vested rights of continuation without a local
agency permit pursuant to the Surface Mining and
Reclamation Act of 1975 (Section 2710 et seq., of
the Public Resources Code);
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5. An excavation with a slope no steeper
than ten percent, or less than fifty cubic yards;

6. Exploratory excavations under the direc-
tion of soil engineers or engineering geologists;

7. A fill less than one foot in depth, and
placed on natural terrain with a slope flatter than
five horizontal to one vertical (5:1), or less than
three feet in depth, not intended to support struc-
tures, which does not exceed fifty cubic feet on any
one lot and does not obstruct a drainage course or
affect structural integrity of adjacent property;

8.  Work conducted in any city street, public
right-of-way, or easement when the work is for a
public facility, public utility, or controlled by other
permits;

9.  Public agencies performing governmental
or proprietary functions;

10. Emergency work as authorized by the city
engineer when necessary for the immediate protec-
tion of life, limb, safety of property, or to maintain
the safety, use, or stability of a public way or
drainage way;

11. Minor land leveling for agricultural pur-
poses, if the average ground elevation is not
changed more than three feet.

C. The exceptions in subsection B shall not
apply to grading within natural drainage channels.
(Ord. 1369 § 1 (part), 1981: prior code § 9-1.4)

12.08.020  Application—Form.

No grading permit shall be issued by the city
engineer until a written application therefor shall
have been filed on a form approved by the city en-
gineer and containing the following information:

A. A description of the site upon which the
grading is to be done by lot, block, and tract desig-
nation, and by a street address or similar descrip-
tion sufficient to readily identify it;

B. The name and address of the owner of the
site, the person who is to perform the work, and the
soil and civil engineer if such work is to be per-
formed as supervised grading. The permit shall be
issued only to the owner or the owner’s agent;



C. The city business license number and state
contractor’s license number of the contractor who
will perform the work;

D. The signature and address of the appli-
cant. (Ord. 1369 § 1 (part), 1981: prior code § 9-

1.5(a))
12.08.030  Application—Accompanying
materials.

The application shall be accompanied by the
following material: ‘

A. Inspection, plan checking, and permit ap-
plication fees, as established by the city council;

B. An engineer’s estimate of the quantity and
cost of work to be done;

C. The estimated starting and completion
dates of the work;

D. A soils and engineering geology report as
set forth. If the city engineer finds that such infor-
mation is unnecessary due to the relatively small
size or flat topography of the site, the presence of
adequate knowledge of the city as to the soils or
geologic condition of the site, or the determination
of the city engineer that a conservative design will
more than compensate for the lack of in place soils
data, all or portions of this requirement may be
waived;

E. Two Sets of Plans. Plans shall be twenty-
four inches by thirty-six inches, or as otherwise
approved by the city engineer. Where a soils report
has been required, the soils engineer shall certify
on the grading plan that the plan has been prepared
in accordance with the recommendations contained
in the soils report. The plan shall be signed by the
civil engineer. It shall contain the following items,
plus any additional material which the city engi-
neer deems necessary to show conformance of the
proposed grading with the requirements of this
chapter and other related ordinances:

1. A vicinity sketch or other means of ade-
quately indicating the site location;

2. Boundary lines of the site;

3.  Each lot or parcel of land into which the
site is proposed to be divided;
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4. The location of any buildings and struc-
tures on the property where the work is to be per-
formed or on adjacent property within fifty feet of
the proposed work;

5. Accurate contours showing the topogra-
phy of the existing ground adequate to show off-
site drainage based upon elevations taken on adja-
cent property or other means approved by the city
engineer;

6.  All of the proposed uses of the site and, if
the site is to be subdivided, the proposed use of
each lot or parcel which is to be created;

7. Elevations, locations, extent and slope of
all proposed grading shown by contours, or other
means acceptable to the city engineer, and location
of any rock disposal areas, buttress fills, subdrains
or other special features to be included in the work;

8.  Detailed plans of all drainage systems and
facilities, walls, cribbing, or other erosion protec-
tion devices to be constructed in connection with,
or as a part of the proposed work, together with a
map showing the drainage area and estimated run-
off of the area served by any drainage systems or
facilities;

9. The location, circumference, specie, and
approximate elevation at the base of all trees. The
plans shall be designed so as to save trees and other
natural features of high aesthetic value wherever
possible. A tree care specialist shall review the
trees to be saved at the site for physical condition
and prepare a report setting requirements of grad-
ing and development adjacent to the saved trees.
These requirements shall be incorporated into the
grading plan;

10. A statement of the quantities of material
to be excavated and/or filled, and the amount of
such material to be imported to, or exported from,
the site;

11. A written agreement approved by the civil
engineer and signed by the owner, or the owner’s
authorized agent, that a civil engineer, soils engi-
neer, and/or engineering geologist will be em-
ployed to give technical supervision to make in-
spections of the work, whenever approval of the
plans and issuance of the permit is to be based
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upon the condition that such professional person be
so employed,;

12, Such other information as the city engi-
neer may require. (Ord. 1369 § 1 (part), 1981: prior
code § 9-1.5(b))

12.08.040  Performance bond—Maintenance
bond.

A. Prior to the issuance of a grading permit,
the city engineer may require the applicant as a
condition of approval to post a surety bond or cash
deposit in an amount determined by the city engi-
neer which will be sufficient to guarantee to the
city the faithful performance of all work and all
conditions contained in or described by the permit.
Any such bond shall be approved as to form by the
city attorney. It is the purpdse of this requirement
to permit the city to restore the property to a safe
and reasonably attractive condition in the event of
noncompliance with the conditions of approval.

B. The city engineer shall also have the au-
thority to require the posting of a maintenance
bond which shall be effective for not more than one
year from the approval of completion of the work
by the city engineer. Such maintenance bond shall
be in an amount not to exceed twenty-five percent
of the amount of the faithful performance bond and
shall be approved as to form by the city attorney.

C. Should the permittee fail to comply with
the conditions of approval of the grading permit or
fail to repair damage upon request of the city, the
city engineer shall give written notice to the per-
mittee and surety of the bond. The notice shall state
the following:

1. The specific work to be completed and/or
repairs to be made;

2. The approximate cost to perform the re-
quired work;

3. The time in which all work is to be com-
pleted.
D. Should the required work not be com-

pleted within the time specified by the city engi-
neer, the city engineer may cause such work to be
done and deduct the cost thereof from any cash
deposit; if a bond has been posted, the city shall

have a right of action on such bond against the
permittee as principal and against the surety.

E.  Sureties or the remaining portion of any
cash deposit shall be released only upon satisfac-
tory completion of the work and completion of any
required period of maintenance.

F.  Any surety bond required shall provide
that if the city commences legal action to enforce
the obligations of the principal and the surety, the
city shall be entitled to recover its reasonable attor-
ney’s and other costs. (Ord. 1369 § 1 (part), 1981:
prior code § 9-1.5(c))

12.08.050  Issuance when.

A. A permit shall be granted only if the city
engineer finds, affer all of the required data has
been submitted, and all required fees have been
paid, that the proposed grading will not adversely
affect the drainage or lateral support of other prop-
erties in the area, and will not be detrimental to the
public health, safety, or general welfare.

B.  The city engineer shall not grant any grad-
ing permit until the applicant has obtained approval
of all necessary permits, authorizations, and enti-
tlements from the city for the proposed develop-
ment of the real property on which the grading is to
occur, including, but not limited to permits, vari-
ances, rezonings, subdivision maps, and architec-
tural review, where required. The city engineer
may impose conditions upon a grading permit to
minimize or mitigate any adverse environmental
impacts contained in an environmental impact re-
port or negative declaration. Adherence to the grad-
ing and erosion control plans shall be an explicit
condition of the grading permit.

C.  Where the applicant proposes to perform
grading on the property without engaging in devel-
opment thereof such that one or more permits, au-
thorizations, or entitlements from the city enumer-
ated in subsection B is not required, the city engi-
neer shall not grant such permit until the matter has
been referred to the planning commission for re-
view and recommendation. The planning commis-
sion shall conduct at least one public hearing on the
matter, with notice to be given in the manner pre-



scribed in the zoning ordinance for permits, vari-
ances, and code amendments.

D. In the case of a subdivision, the approval
to proceed by the city engineer, after having signed
grading plans and having received all required
bonds, fees, agreements, and deeds, shall constitute
the issuance of a grading permit. Grading shall be
deemed to be an improvement for the purposes of
the subdivision improvement agreement. (Ord.
1369 § 1 (part), 1981: prior code § 9-1.6)
12.08.060  Duration—Suspension and
revocation.

A. If a substantial amount of work authorized
by any permit is not commenced within six months
of the date of issuance thereof, or as otherwise in-
dicated on the face of the permit, or on the im-
provement agreement, or if such work is not com-
pleted within one year or as otherwise indicated on
the permit or the improvement agreement, the per-
mit.shall expire and become void. Upon such expi-
ration, the city engineer shall notify the permittee
of such fact in writing.

B. In the event any permittee shall violate the
terms of the permit, or shall conduct or carry on the
grading in a manner as to materially affect in an
adverse manner the health, welfare, or safety of
persons residing or working in the vicinity of the
property, or to be materially detrimental or injuri-
ous to property or improvements in such vicinity,
the city engineer shall temporarily suspend such
permit, effective upon written notification by the
city engineer to the permittee.

C. No grading permit shall be permanently
suspended or revoked until a hearing is held by the
planning commission. Written notice of such hear-
ing shall be served upon the permittee, either per-
sonally or by registered mail, not less than five
days after any temporary suspension. Such notice
shall state the following:

1. The grounds for the revocation or suspen-
sion in clear and concise language;

2.  The time and place of the hearing.
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Such notice shall be served by registered mail
or personal service on the permittee at least five
days prior to the date set for the hearing.

At such hearing the permittee shall be given an
opportunity to be heard and may call witnesses and
present evidence in his or her behalf. The city en-
gineer shall be given similar opportunity. Upon
completion the planning commission shall deter-
mine whether the permit shall be suspended or re-
voked or reinstated.

In the event the determination of the planning
commission is to suspend or revoke such permit,
the permittee may appeal such decision to the city
council pursuant to Chapter 1.32 of this code. (Ord.
1369 § 1 (part), 1981: prior code § 9-1.11)
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Chapter 12.12

SOILS AND ENGINEERING GEOLOGY

REPORT
Sections:
12.12.010  Requirements.
12.12.020 Recommendations.
12.12.030  Tests and analyses.
12.12.040  Grading specifications.
12.12.050  Erosion control.
12.12.060  Additional investigations.
12.12.010  Requirements.

The soils and engineering geology report shall
be prepared by a professional soil investigation
firm under the direction of a soils engineer and an
engineering geologist and shall include the follow-
ing;

A. An adequate description of the geology of
the site;

B. Conclusions and recommendations re-
garding the effect of geologic conditions on the
proposed development;

C. Opinions and recommendations covering
the adequacy of sites to be developed by the pro-
posed grading;

D. Data regarding the nature, distribution,
strength, and in place relative compaction of exist-
ing soils;

E. Conclusions and recommendations for
grading procedures and design criteria for correc-
tive measures when necessary;

F.  Ground water conditions;

G. Data on erodibility of the soil;

H. Draft specifications for erosion control
measures. For purposes of such draft specifications,
reference is made to Association of Bay Area Gov-
ernments Manual for Surface Runoff Control
Measures, pages 1-45, through 1-151, inclusive.
(Ord. 1369 § 1 (part), 1981: prior code § 9-1.7(a))

12.12.020  Recommendations.
Recommendations included in the report and
approved by the city engineer shall be incorporated
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in the grading plans and/or specifications. (Ord.
1369 § 1 (part), 1981: prior code § 9-1.7(b))

12.12.030  Tests and analyses.

Sufficient soils samples to represent a true
cross-section of the cut and fill areas and of the
material to be used as fill shall be taken and tested
under the supervision of the soils engineer. All
soils shall be classified in accordance with the uni-
fied soil classification system. Reports, including
all test reports by the soils engineer, shall be sub-
mitted covering the following:

A. TField and laboratory tests of the land to be
covered with fill to determine the characteristics of
the soil, including its expansive qualities; the bear-
ing value of the land; consolidation potential; data
on erodibility of the soil; and a statement as to
whether the land can support the proposed fill and
structures. In those areas where saline or alkaline
soils or other problem condition may be encoun-
tered, sufficient information to define the problem
and evaluate its solution shall be submitted to the
city engineer.

B. Field and laboratory soil analysis of the
material proposed for the fill, including its source
and expansive quality, and a statement as to its
suitability. The analysis shall also specify the opti-
mum moisture content at which each type of pro-
posed fill material compacts to one hundred per-
cent dry density in accordance with State Depart-
ment of Transportation Impact Method (Test No.
216F) or an equivalent approved by the city engi-
neer. The city engineer may defer this requirement
until some grading has been done in order to obtain
good representative samples.

C. Field and laboratory soil analysis of exist-
ing soil conditions in proposed cut locations, in-
cluding expansive qualities and bearing values. If
steep slopes are proposed, sufficient data concern-
ing slope stability analysis shall be submitted.

D. Any potential ground water condition
which may affect soil strength, consolidation, or
slope stability shall be defined and evaluated. This
is of particular significance in areas subject to vi-
bratory or shock loadings.



E. Proposals to replace, rework or blend, or
to stabilize or modify with additives either natural
site soils or the proposed fill materials shall be
supported by appropriate laboratory analysis and
other such data as may be necessary for evaluation
of the proposal.

F.  The location of and effects of active faults
which may affect the proposed development. The
results of seismic activity on the soils as the site is
proposed to be graded and on the proposed build-
ings and structures shall be evaluated. Recommen-
dations shall be made relating to building distances
from nearby active faults and foundation design
due to seismic activity. (Ord. 1369 § 1 (part), 1981:
prior code § 9-1.7(c))

12.12.040  Grading specifications.

A. The soils engineer shall prepare a com-
plete and detailed specification for clearing, grub-
bing, and all aspects of grading, including utility
trench backfill, with special emphasis on the depth
of fill layers, compaction methods, moisture con-
tent, frequency of field density tests, and minimum
density to be obtained in the field as related to
laboratory density tests.

B. The soils engineer shall prepare a state-
ment regarding specified grading and slopes, giv-
ing a professional opinion regarding the following:

1. Shrinkage or settlement of a fill con-
structed in compliance with the proposed specifica-
tion for controlled earthwork;

2. The safe load-bearing capacity for such
controlled site;

3. The maximum slope ratios necessary for
slope stability for proposed cut and fill slopes, with
the assumption of proper planting on the slope to
assure freedom from erosion; and

4. The remaining movement anticipated in
cut areas. Any forecast of appreciable settlement
shall be supported by appropriate site and soils
data. (Ord. 1369 § 1 (part), 1981: prior code § 9-
1.7(d, e))
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12.12.050  Erosion control.

A complete and detailed plan for erosion con-
trol shall be prepared and included within the grad-
ing plan. If planting is proposed, the specification
shall be prepared by a registered landscape archi-
tect or landscape contractor and shall indicate the
material and methods for slope control planting and
planting to return the slope to its native appearance,
including ground covers, trees and shrubs, and with
special emphasis on the following:

A. Soil preparation, fertilization, plant mate-
rial, and methods of planting; and

B. Initial maintenance of the plant material
and slopes until a specified percentage of plant
coverage is established uniformly on the cut and
fill slopes.

The erosion control plan shall contain calcula-
tions showing estimated surface water runoff on
the site and maintenance of non-vegetative erosion
control measures. Vegetative control measures
shall be in accordance with Association of Bay
Area Governments Manual for Surface Runoff
Control Measures, pages 1-50 through 1-57, inclu-
sive. (Ord. 1369 § 1 (part), 1981: prior code § 9-

L7(H)

12.12.060  Additional investigations.

The city engineer may require additional soils
or geological investigations to be made in order to
further the safety and maintainability of the site.
(Ord. 1369 § 1 (part), 1981: prior code § 9-1.7(g))
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Chapter 12.16

GRADING REGULATIONS
Sections:
12.16.010  General regulations.
12.16.020  Specific regulations.
12.16.030  Grading progress and
inspection.
12.16.010  General regulations.

A. One copy of the approved plans and speci-
fications shall be kept on the site at all times during
the progress of the grading work by the person re-
sponsible for the undertaking of such work.

B. All grading and noise therefrom, includ-
ing but not limited to, warming of equipment mo-
tors in residential zones, or within one thousand
feet of any residential occupancy, hotel, motel, or
hospital shall be limited to those hours between
seven a.m. and five-thirty p.m. on weekdays, unless
other hours are approved by the city engineer based
upon evidence that an emergency exists which
would constitute a hazard to persons or property if
grading at other times is not permitted.

C. All graded surfaces and materials,
whether filled, excavated, transported or stock-
piled, shall be wetted, protected, or contained in
such a manner as to prevent any nuisance from
dust, or spillage upon adjoining property or streets.
Equipment and materials on the site shall be used
in a manner so as to avoid excessive dust. The city
engineer may require a dust control plan at any
time during the course of the grading project.

D. No grading shall be conducted so as to
alter the established gradient of natural drainage
channels as to cause erosion or flooding.

E. All exposed or finished banks or slopes of
any fill or excavations shall be protected from ero-
sion by approved planting, hydroseeding, cribbing,
walls, or terracing, or a combination thereof, Other
unprotected graded surfaces shall be planted, paved
or built upon, or shall be provided with berms and
drainage facilities approved by the city engineer as
adequate to prevent erosion and to conduct the ac-
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cumulation or run-off of surface waters to an ap-
proved place of discharge. It is the intent of this
subsection to prohibit the abandonment of graded
areas or slopes which are not provided with erosion
protection and adequate drainage facilities, even
though all other requirements herein have been
complied with.

F. Al building site pads shall be graded to
provide drainage to a street, natural watercourse,
approved flood control channel or conduit, or pub-
lic easement for drainage purposes as approved by
the city engineer.

G. Cuts and fills shall be designed to balance
as near as possible to avoid the nuisances created
by offsite hauling. If offsite hauling is determined
to be necessary by the city engineer, details of the
hauling operation, including but not limited to size
of trucks, haul route, dust and debris control meas-
ures, and time and frequency of haul trips shall be
submitted to the city engineer for approval. The
city engineer shall be empowered to place such
restrictions as deemed necessary to minimize
health, safety, and general welfare problems which
might arise from such hauling.

H. Cut and fill slopes shall be contour
rounded as approved by the city engineer.

L. Variable slopes shall be used when re-
quired by the city engineer to eliminate the artifi-
cial appearance of slopes or to mitigate environ-
mental damage. Variable slope treatment shall be
as approved by the city engineer.

J. Whenever any portion of the work re-
quires entry onto adjacent property the permittee
shall obtain a right of entry thereon from the owner
of such property or the owner’s authorized repre-
sentative in a form acceptable to the city attorney.
The permittee shall file a copy of the executed right
of entry with the city engineer prior to the issuance
of the grading permit and/or approval of the grad-
ing plan.

K. Sediment basins may be required by the
city engineer to detain runoff and to trap sediment
during construction until slope erosion planting has
been established. The sediment basin dam and col-
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lected silt shall often be removed and the resulting
material hauled from the site or used as topsoil.

L. Grading shall be designed so that lot lines
are at the top of the slope and with adequate prop-
erty line setback from the slope to provide for re-
quired vertical slope rounding.

M. Grading shall be designed whenever pos-
sible to be at the same elevation or below adjoining
properties outside the development so as not to ne-
gate the privacy of adjoining properties. If such
design is impossible, and adjoining properties will
be adversely affected by the design, the permittee
shall be required to arrange for either the moving
of the slope onto the adjacent property, with re-
placement of fences and improvements, or re-
placement of the property owner’s fence, if one
exists, at the top of the slope and require that the
slope be conveyed to the adjacent property owner.
The city engineer may waive this requirement if the
adversely affected property owner fails to negotiate
for either option.

N. Vertical slope rounding shall be required
to cut and fill slopes greater than two feet in height.

0. Stockpiling of materials shall be subject to
approval of the city engineer, and shall be removed
or relocated when required by the city engineer.
(Ord. 1369 § 1 (part), 1981: prior code § 9-1.8)

12.16.020  Specific regulations.

A. Cuts and Fills. Unless otherwise recom-
mended in the soils engineering and/or engineering
geology report and approved by the city engineer,
cuts and fills shall conform to the city’s standard
specifications for excavations and embankments
and to the following provisions:

1.  Cut and fill slopes shall be no steeper than
two horizontal to one vertical (2:1).

2. Where slopes are steeper than five hori-
zontal to one vertical (5:1), and the height is greater
than five feet, the ground surface shall be prepared
to receive fill by benching into solid bedrock or
other competent material as determined by the soils
engineer. The bench under the toe of a fill on a
slope steeper than five horizontal to one vertical
(5:1) shall be at least ten feet wide. When fill is to
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be placed over a cut, the bench under the toe of the
fill shall be at least ten feet wide, but the cut must
be made before placing fill and approved by the
soils engineer and the engineering geologist as a
suitable foundation for fill.

3.  Earth materials which have no more than
minor amounts of organic substances and have no
rock or similar irreducible material with a maxi-
mum dimension greater than eight inches shall be
used for fill material. Rock or concrete in excess of
eight inches may be placed in a fill only at loca-
tions and to the specifications of the soils engineer.
Care shall be taken to avoid nesting and foundation
interference.

4.  All fills shall be compacted to a minimum
of ninety percent of maximum density as deter-
mined by the State of California Impact Method
Test No. 216 F or equivalent method approved by
the city engineer for determining maximum soil
density. Field density shall be determined by a
method acceptable to the city engineer.

5. The tops of cuts and toes of fill slopes
shall be set back from property lines and structures
as far as necessary to provide for safety of adjacent
property and pedestrians and vehicular traffic, for
required slope rounding, for adequate foundation
support, for required swales, and for berms, drain-
age facilities, and applicable zoning requirements.
Setbacks from outer boundaries of the permit area,
including slope-right arcas and easements, shall be
in accordance with Figure No. 1 and Table No. 70-
C. Setbacks between graded slopes (cut or fill) and
structures shall be provided in accordance with
Figure No 2.

6. The faces of cut and fill slopes shall be
prepared and maintained to control against erosion
and to return the slope to its natural appearance to
the extent possible. The protection for the slopes
shall be installed as soon as practicable and prior to
calling for final approval. The planting shall be so
timed that ground cover shall not be washed out by
rains or burned due to lack of water. Where neces-
sary, check dams, cribbing, riprap, and other de-
vices or methods shall be employed to control ero-
sion and provide safety.
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7.  Vertical slope rounding shall be in accor-
dance with details as recommended by the civil
engineer and as approved by the city engineer.

8. A dust palliative shall be applied to the
site when required by the city engineer. The type
and rate of application shall be as recommended by
the soils engineer and approved by the city engi-
neer.

9. Erosion control measures shall be em-
ployed during the rainy season as recommended by
the soils engineer and approved by the city engi-
neer.

B. Drainage.

1. Terraces at least eight feet in width shall
be established at not more than thirty-foot intervals,
subject to maximum height limitations, to control
surface drainage and debris on cut or fill slopes.
Suitable access shall be provided to permit proper
cleaning and maintenance.

Swales or ditches on terraces shall have a
minimum gradient of three percent and shall be
paved with reinforced concrete not less than three
inches in thickness. They shall have a minimum
paved width of five feet. A single run of swale or
ditch shall not collect runoff from a tributary area
exceeding fifteen thousand square feet (projected)
without discharging into a down drain.

2.  All drainage facilities shall be designed to
carry waters to the nearest practical drainage way
approved by the city and/or any other applicable
jurisdiction as a safe place to deposit such waters.
If drainage facilities discharge onto natural ground,
riprap, and/or energy dissipators shall be con-
structed. All building sites shall be graded and
sloped away from the building foundation with a
minimum slope of two percent for a distance of ten
feet on all sides of every building except where
yard requirements are less than twenty feet, in
which case the soil shall be graded away from the
foundation to a minimum of two-tenths of a foot in
elevation at a distance not less than one-half the
required yard width. Lot drainage shall be directed
toward approved drainage facilities at a minimum
gradient of two percent unless otherwise approved
by the city engineer.
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3. Properly designed trash racks shall be in-
stalled on the upstream end of the storm drain pipes
which accept drainage from a waterway which is
not to be undergrounded. These racks are to be
constructed so as to preclude large debris and small
children from being pulled into the pipe from
heavy storm flows. The city engineer may require
the installation of trash racks at other locations as
necessary for proper maintenance and safety. (Ord.
1369 § 1 (part), 1981: prior code § 9-1.9)

12.16.030  Grading progress and inspection.

A. All grading operations for which a permit
is required shall be subject to inspection by the city
engineer.

B. For engineering grading, it shall be the
responsibility of the civil engineer who prepares
the approved grading plan to incorporate all rec-
ommendations from the soil engineering and engi-
neering geology reports into the grading plan. The
civil engineer shall also be responsible for the pro-
fessional inspection and certification of the grading
within his/her area of technical specialty. This re-
sponsibility shall include, but need not be limited
to, inspection and certification as to the establish-
ment of line, grade, and drainage of the develop-
ment area. The civil engineer shall act as the coor-
dinating agent if the need arises for liaison between
the other professionals, the contractor, and the city.
The civil engineer shall also be responsible for the
preparation of revised plans and the submission of
as-graded plans upon completion of the work.

C. Prior to foundation work, the permittee’s
engineer shall certify that the building pad cleva-
tions do not vary more than two-tenths of a foot
from the approved pad elevations.

D. During grading, all necessary reports,
compaction data, and soil engineering geology rec-
ommendations shall be submitted to the civil engi-
neer and the city engineer by the soil engineer and
the engineering geologist.

E. The area of responsibility of the soil engi-
neer shall include, but need not be limited to, the
professional inspection and certification concerning
the preparation of ground to receive fills, testing
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for required compaction, stability of all finish
slopes and design of buttress fills, and the design
and need for subdrains and other ground water con-
trol devices, where required, incorporating data
supplies by the engineering geologist.

F.  The area of responsibility of the engineer-
ing geologist shall include, but need not be limited
to, professional inspection and certification of the
adequacy of natural ground for receiving fills, and
the stability of cut slopes with respect to geological
matters. The engineering geologist shall report
findings to the soils engineer and civil engineer for
engineering analysis.

G. The city engineer, upon at least twenty-
four hours notification from the permittee or his or
her agent, shall inspect the work at the following
stages and whenever he or she deems it necessary,
and shall either approve the portion then completed
or shall notify the permittee or the permittee’s
agent as to how the work fails to comply with the
requirements of this chapter:

1. Initial: When the silt has been cleared of
vegetation and unapproved fill and has been scari-
fied, benched or otherwise prepared, and before
any fill is placed.

2. Rough: When rough grading has been
completed and approximate final elevations have
been established; drainage terraces, swales, and
other drainage devices graded are ready for paving;
and berms have been installed at the top of slopes.

3. Final: When work has been completed,
and all drainage devices, systems and facilities
have been installed and slope planting has been
established. The civil engineer shall certify that all
grading, lot drainage and drainage facilities have
been completed, and that the slope planting has
been installed in conformance with the approved
plans and the requirements of this chapter. In addi-
tion to the called inspections specified above, the
city engineer may make such other inspections as
he or she deems necessary to determine that the
work is being performed in compliance with the
requirements of this chapter.

H. Periodic density tests made by the soils
engineer shall be submitted to the city engineer.
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Dry density, moisture content, and the location,
elevation, and sampling date of each sample taken
shall be reported, along with sufficient data to cor-
relate with laboratory analysis submitted.

I.  Upon completion of the grading, the soils
engineer shall certify that the site was graded and
filled with the material in accordance with the ap-
proved specifications. The soils engineer shall also
give a professional opinion regarding remaining
shrinkage or settlement, expansive characteristics,
slope stability, load bearing qualities, saline or al-
kaline conditions, and of any other conditions per-
tinent to construction upon the completed cut or
fill.

J. If the civil engineer, the soil engineer, the
engineering geologist, or the testing agency of re-
cord are changed during the course of the work, the
work shall be stopped until the replacement has
agreed to accept the responsibility within the area
of technical competence for certification upon
completion of the work.

K. If, in the course of fulfilling responsibility
under this chapter, the civil engineer, the soil engi-
neer, the engineering geologist, or the testing
agency finds that the work is not being done in
conformance with this chapter, or the approved
grading plans, the discrepancies shall be reported
immediately in writing to the person in charge of
the grading work and to the city engineer. Recom-
mendations for corrective measures, if necessary,
shall be submitted.

L. Upon completion of the rough grading
work and at the final completion of the work, the
city engineer may require the following reports and
drawings and supplements thereto:

1. An as-graded grading plan prepared by
the civil engineer, including original ground sur-
face elevations, as-graded ground surface eleva-
tions, lot drainage patterns, and locations and ele-
vations of all surface and subsurface drainage fa-
cilities;

2. A soil and geologic grading report pre-
pared by the soil engineer and engineering geolo-
gist, including locations and elevations of field
density tests, summaries of field and laboratory



tests and other substantiating data and comments
on any changes made during grading and their ef-
fect on the recommendations made in the soil engi-
neering investigation report. The report shall in-
clude a final description of the geology of the site,
including any new information disclosed during the
grading, and the effect of such information on rec-
ommendations incorporated in the approved grad-
ing plan. A certification shall be provided as to the
adequacy of the site for the intended use as affected
by soil and geologic factors.

M. The city engineer may require or allow
modification of the erosion control plan after issu-
ance of a permit so as to adjust the plan to the ac-
tual conditions on the site. (Ord. 1369 § 1 (part),
1981: prior code § 9-1.10)
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Article I1. Subdivisions

Chapter 12.20
GENERAL PROVISIONS

Sections:

12.20.010  Title.

12.20.020  Authority.

12.20.030  Purposes.

12.20.040  Interpretation.

12.20.050  Improvements.

12.20.060  Payment of fees required.
12.20.010  Title.

This article shall be known and may be cited as
the subdivision ordinance of the city of San Bruno.
(Ord. 1352 § 1 (part), 1980: prior code § 21-1.1)

12.20.020  Authority.

This article is enacted pursuant to Article XI of
the Constitution and general laws of the state of
California, including the Subdivision Map Act
(Section 66410 et seq., of the Government Code).
This chapter is adopted to supplement and imple-
ment the Subdivision Map Act. (Ord. 1352 § 1
(part), 1980: prior code § 21-1.2)

12.20.030  Purposes.
This article is adopted for the following pur-
poses:

A. To protect and provide for the public
health, safety and general welfare of the city;

B. To guide the future growth and develop-
ment of the city in accordance with the general
plan;

C. To protect the character and the social and
economic stability of all parts of the city by en-
couraging orderly and beneficial development;

D. To protect and conserve the value of land,
buildings and improvements throughout the city,
and to minimize the conflicts among the uses
thereof

E. To establish reasonable standards of de-
sign and procedures for subdivisions in order to
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provide for orderly layout and use of land and to
insure adequate legal descriptions and monument-
ing;

F. To insure that governmental costs are
minimized by requiring the installation of im-
provements of adequate size and quality;

G. To protect the community against exces-
sive storm water runoff, flood, soil erosion, fire and
geologic hazards;

H. To facilitate law enforcement and fire pro-
tection through orderly design and development
and through the provision of adequate facilities and
improvements;

I.  To provide the community with adequate
light, air and privacy;

J. To assure the provision of adequate water
supply, storm drainage, sewage disposal and other
utilities, services and improvements needed as a
consequence of subdivision;

K. To provide lots of adequate size and ap-
propriate design for the purposes for which they are
to be used;

L. To preserve the natural beauty and topog-
raphy of the city by giving appropriate considera-
tion to provision of open space and conservation of
natural features; .

M. To guide public and private policy and
action so as to insure availability of public trans-
portation, educational and recreational facilities
which are sufficiently coordinated with each pro-
posed subdivision and have sufficient capacity to
serve it;

N. To supplement and facilitate the enforce-
ment of the provisions and standards of the build-
ing and housing codes and the zoning ordinance;

O. To prevent the pollution of air and
streams;

P.  To safeguard the water table;

Q. To provide the most beneficial relation-
ship between the uses of land and buildings and the
circulation of traffic, with particular regard to the
following:

1. Avoidance of congestion in the streets and
highways,



2. Providing for pedestrian traffic move-
ments appropriate to the various uses,

3. Providing for the proper location and
width of streets and building lines,

4. Assuring that the streets have adequate
capacity and improvements to provide access to
abutting property and to carry the anticipated traf-
fic,

5. Assuring that the streets are designed so
as to minimize hazards to vehicles, their occupants
and pedestrians,

6. Minimizing through traffic on residential
streets,

7.  Providing pedestrian and bicycle paths for
the safety and convenience of pedestrians and cy-
clists, and enabling them to enjoy the amenities of
the city. (Ord. 1352 § 1 (part), 1980: prior code §
21-1.3)

12.20.040  Interpretation.

A. The provisions of this article shall be in-
terpreted and applied as minimum requirements
except where it is expressly stated that any such
requirement is to be a maximum. This article is not
intended to impair or interfere with any private re-
strictions placed upon real property by covenant or
deed: provided, however, that where this article
imposes a greater restriction upon subdivision than
is imposed or required by such private restriction,
the provision of this article shall control.

B. This article is not intended to interfere
with, abrogate or annul any other ordinance, rule or
regulation, statute or other provision of law. When-
ever any provision of this article and any other
provision of law impose overlapping or contradic-
tory regulations over the subdivision of land, or
contain any restrictions covering the same subject
matter, the provision which is more restrictive or
imposes higher standards or requirements shall
govern.

C. Whenever requirements are set forth in
general terms in this article, the details of such re-
quirements may be set forth in policies adopted
from time to time by the city council or the plan-
ning commission.
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D. This article shall not be construed as:

1.  Abating any action now pending under or
by virtue of prior existing subdivision regulations;
or

2. Discontinuing, abating, modifying or al-
tering any penalty accruing or about to accrue; or

3. Affecting the liability of any person; or

4. Waiving the right of the city under any
provision of law; or

5. Vacating or annulling any rights obtained
by any person by lawful action of the city except as
shall be expressly provided in this article. (Ord.
1352 § 1 (part), 1980: prior code § 21-1.4)

12.20.050 Improvements.

A. Designation of Remainder Parcels. In the
case of a subdivision of a portion of any unit or
units of improved or unimproved land, the subdi-
vider may designate as a remainder that portion
which is not divided for the purpose of sale, lease
or financing,.

B. Improvements for Parcel Map Subdivi-
sions. Where the subdivision is of a type described
in subsection (A)(1) of Section 12.28.020, im-
provement shall be limited to the dedication of
right-of-way, easements and the construction of
reasonable offsite and onsite improvements for the
parcels being created. Requirements for the con-
struction of such offsite and onsite improvements
shall be noticed by certificate on the parcel map, or
by separate instrument and shall be recorded on,
concurrently with, or prior to the parcel map or
instrument of waiver of a parcel map being filed
for record.

C. Timing of Construction Requirements.
Fulfillment of construction requirements for im-
provements for designated remainder parcels de-
scribed in subsection A and for parcel map subdivi-
sions described in subsection B shall not be re-
quired until such time as a permit or other grant of
approval for development of the parcel is issued by
the city, or until construction of the subdivision
improvements is required pursuant to an agreement
between the subdivider and the city. In the absence
of such an agreement, the construction require-
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ments shall be fulfilled within a reasonable time
following approval of the final parcel map or final
tract map and prior to the issuance of a permit or
other grant of approval for the development of the
parcel, if at the time of the approval of the tentative
parcel map or tentative tract map the planning di-
rector or the planning commission, as the case may
be, finds that fulfillment of the construction re-
quirements is necessary for reasons of (1) the pub-
lic health and safety; or (2) the required construc-
tion is a necessary prerequisite to the orderly de-
velopment of the surrounding area. Construction of
all public improvements within a subdivision shall
be completed prior to commencement of construc-
tion of any building within such subdivision. (Ord.
1352 § 1 (part), 1980: prior code § 21-1.5)

12.20.060  Payment of fees required.

The city council shall by resolution establish a
schedule of fees for the processing of the various
applications required by this article. No application
shall be considered complete and ready for proc-
essing until and unless the required fees have been
paid. (Ord. 1352 § 1 (part), 1980: prior code § 21-
1.6)

484



Chapter 12.24
DEFINITIONS
Sections:
12.24.010  Use of definitions.
12.24.020  Board of supervisors.
12.24.030  Building inspector.
12.24.040  Chief of police.
12.24.050  City attorney.
12.24.060  City clerk.
12.24.070  City council.
12.24.080  City engineer.
12.24.090  County recorder.
12.24.100  Design.
12.24.110  Designated remainder parcel.
12.24.115  Development.
12.24.120  Director of parks and
recreation.
12.24.130  Final parcel map.
12.24.140  Final tract map.
12.24.150  Fire chief.
12.24.160  General plan.
12.24.170  Improvement.
12.24.180  Interested party.
12.24.190 Lot line adjustment.
12.24.200.  Open space.
12.24.210  Planning commission.
12.24.220  Planning director.
12.24.230  Standard specifications.
12.24.240  Subdivider.
12.24.250  Subdivision.
12.24.260  Subdivision Map Act.
12.24.270  Tentative parcel map.
12.24.280  Tentative tract map.
12.24.285  Vesting tentative map.
12.24.290  Zoning ordinance.
12.24.010  Use of definitions.

For the purpose of this article, the words and
phrases set forth in this chapter shall have the
meanings respectively ascribed to them herein.
Whenever any words or phrases in this chapter are
not defined herein but are defined in the Subdivi-
sion Map Act, in the zoning ordinance, or else-
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where in this code, such definitions are incorpo-
rated herein and shall apply to such words and
phrases, unless the context clearly indicates a con-
trary intention. (Ord. 1352 § 1 (part), 1980: prior
code § 21-2.1)

12.24.020  Board of supervisors.

“Board of supervisors” means the board of su-
pervisors of San Mateo County. (Ord. 1352 § 1
(part), 1980: prior code § 21-2.2)

12.24.030  Building inspector.

“Building inspector” means the building offi-
cial of the city. (Ord. 1352 § 1 (part), 1980: prior
code § 21-2.3)

12.24.040  Chief of police.

“Chief of police” means the police chief of the
city. (Ord. 1352 § 1 (part), 1980: prior code § 21-
2.4)

12.24.050  City attorney.

“City attorney” means the city attorney of the
city. (Ord. 1352 § 1 (part), 1980: prior code § 21-
2.5)

12.24.060  City clerk.
“City clerk” means the city clerk of the city.
(Ord. 1352 § 1 (part), 1980: prior code § 21-2.6)

12.24.070  City council.

“City council” means the city council of the
city. (Ord. 1352 § 1 (part), 1980: prior code § 21-
2.7)

12.24.080  City engineer.

“City engineer” means the deputy public works
director—administration and engineering of the
city. (Ord. 1352 § 1 (part), 1980: prior code § 21-
2.8)

12.24.090  County recorder.

“County recorder” means the county recorder
of San Mateo County. (Ord. 1352 § 1 (part), 1980:
prior code § 21-2.9)
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12.24.100  Design.

“Design” means the following:

A. Street alignments, grades and widths;

B. Drainage and sanitary facilities and utili-
ties, including alignments and grades thereof:;

C. Location and size of all required ease-
ments and rights-of-way;

D. Fire roads and firebreaks;

E. Lot size and configuration;

F. Traffic access;

G. Grading;

H. Land to be dedicated for park or recrea-

tional purposes;

I.  Such other specific requirements in the
plan and configuration of the entire subdivision as
may be necessary or convenient to insure confor-
mity to or implementation of the general plan or
any specific plan. (Ord. 1352 § 1 (part), 1980: prior
code § 21-2.10)

12.24.110  Designated remainder parcel.
“Designated remainder parcel” means a portion
of a unit or units of improved or unimproved land
which a subdivider has designated as not being di-
vided for the purpose of sale, lease or financing.
(Ord. 1352 § 1 (part), 1980: prior code § 21-2.11)

12.24.115  Development.

“Development” means the uses to which the
land which is the subject of a map shall be put, the
buildings to be constructed on it, and all alterations

of the land and construction incident thereto. (Ord.
1461 § 1, 1986)

12.24.120  Director of parks and recreation.

“Director of parks and recreation” means the
parks and recreation director of the city. (Ord. 1352
§ 1 (part), 1980: prior code § 21-2.12)

12.24.130  Final parcel map.

“Final parcel map” means the officially ap-
proved map made for the purpose of showing the
design and improvement of a proposed subdivision
described in subsection A of Section 12.28.020 and
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the existing conditions in and around it. (Ord. 1352
§ 1 (part), 1980: prior code § 21-2.13)

12.24.140  Final tract map.

“Final tract map” means the officially approved
map made for the purpose of showing the design
and improvement of a proposed subdivision de-
scribed in subsection A of Section 12.28.010 and
the existing conditions in and around it. (Ord. 1352
§ 1 (part), 1980: prior code § 21-2.14)

12.24.150  Fire chief.
“Fire chief” means the fire chief of the city.
(Ord. 1352 § 1 (part), 1980: prior code § 21-2.15)

12.24.160  General plan.

“General plan” means the general plan of the
city. (Ord. 1352 § 1 (part), 1980: prior code § 21-
2.16)

12.24.170 Improvement.

“Improvement” means:

A.  Such street work and utilities to be in-
stalled, by the subdivider on the land to be used for
public or private streets, highways, ways and
easements, as are necessary for the general use of
the lot owners in the subdivision and local
neighborhood traffic and drainage needs as a con-
dition precedent to the approval and acceptance of
the final map thereof; and

B.  Such other specific improvements or types
of improvements, the installation of which, either
by the subdivider, by public agencies, by private
utilities, by any other entity approved by the city or
by a combination thereof, is necessary or conven-
ient to insure conformity to or implementation of
the general plan or any specific plan. (Ord. 1352 §
1 (part), 1980: prior code § 21-2.17)

12.24.180  Interested party.

“Interested party” means any person owning
property or residing within the city. (Ord. 1352 § 1
(part), 1980: prior code § 21-2.18)



12.24.190 Lot line adjustment.

“Lot line adjustment” means the transfer of
land between two or more adjacent parcels, where
the land taken from one parcel is added to an adja-
cent parcel and where a greater number of parcels
than originally existed is not created. (Ord. 1352 §
1 (part), 1980: prior code § 21-2.18.5)

12.24.200  Open space.

“Open space” means an area of land which is
essentially unimproved and devoted to the preser-
vation of natural resources, the managed produc-
tion of resources, outdoor recreation, and public
health and safety. Examples of open space uses are
set forth in subsection (b) of Section 65560 of the
Government Code. (Ord. 1352 § 1 (part), 1980:
prior code § 21-2.19)

12.24.210  Planning commission.

“Planning commission” means the planning
commission of the city. (Ord. 1352 § 1 (part),
1980: prior code § 21-2.20)

12.24.220  Planning director.
“Planning director” means the community and

economic development director of the city. (Ord.
1352 § 1 (part), 1980: prior code § 21-2.21)

12.24.230  Standard specifications.

“Standard specifications” means the most re-
cently adopted or approved edition of the Standard
Specifications of the city of San Bruno department
of engineering. (Ord. 1352 § 1 (part), 1980: prior
code § 21-2.22)

12.24.240  Subdivider.

“Subdivider” means a person, firm, corporation,
partnership or association who or which proposes
to divide, divides or causes to be divided real prop-
erty into a subdivision for himself or herself or for
others; provided, however, that employees and
consultants of such persons or entities, acting in
such capacity, are not subdividers. (Ord. 1352 § 1
(part), 1980: prior code § 21-2.23)
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12.24.250  Subdivision.

A. “Subdivision” means the division, by any
subdivider, of any unit or units of improved or un-
improved land, or any portion thereof, shown on
the latest equalized county assessment roll as a unit
or as contiguous units, for the purpose of sale, lease
or financing, whether immediate or future. Property
shall be considered as contiguous units, even if it is
separated by roads, streets, utility easement or rail-
road rights-of-way.

B. “Subdivision” includes the following:

1. A condominium project, as defined in
Section 1350 of the Civil Code;

2. A community apartment project, as de-
fined in Section 11004 of the Business and Profes-
sions Code;

3. The conversion of five or more existing
dwelling units to a stock cooperative, as defined in
Section 11003.2 of the Business and Professions
Code.

C. “Subdivision” does not include:

1. Leases of agricultural land for agricultural
purposes. As used herein, the term “agricultural
purposes” means the cultivation of food or fiber or
the grazing or pasturing of livestock;

2.  Short-term leases (terminable by either-
party on not more than thirty days’ notice in writ-
ing) of a portion of the operating right-of-way of a
railroad corporation defined as such by Section 230
of the Public Utilities Code unless a showing is
made in individual cases, under substantial evi-
dence, before the city council, that public policy
necessitates the application of such regulations to
such short-term leases in such individual cases;

3. The financing or leasing of apartments,
offices, stores, or similar space within apartment
buildings, industrial buildings, commercial build-
ings, mobile-home parks or trailer parks;

4.  The financing or leasing of any parcel of
land, or any portion thereof, in conjunction with the
construction of commercial or industrial buildings
on a single parcel, unless the project is not subject
to review under other city ordinances regulating
design and improvement;
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5. The financing or leasing of existing sepa-
rate commercial or industrial buildings on a single
parcel;

6. Mineral, oil, or gas leases;

7. Land dedicated for cemetery purposes

under the Health and Safety Code of the State of
California;

8. Boundary line or exchange agreements to
which the State Lands Commission or a local
agency holding a trust grant of tide and submerged
lands is a party;

D. Any conveyance of land to a governmen-
tal agency, public entity, public utility or subsidiary
of a public utility for conveyance to such public
utility for rights-of-way shall not be considered a
division of land for purposes of computing the
number of parcels. (Ord. 1418 §§ 1 and 2, 1983;
Ord. 1352 § 1 (part), 1980: prior code § 21-2.24)

12.24.260  Subdivision Map Act.

“Subdivision Map Act” means the current pro-
visions of Title 7, Division 2, of the Government
Code of the state of California. (Ord. 1352 § 1
(part), 1980: prior code § 21-2.25)

12.24.270  Tentative parcel map.

“Tentative parcel map” means the preliminarily
approved map made for the purpose of showing the
design and improvement of a proposed subdivision
described in subsection A of Section 12.28.020 and
the existing conditions in and around it. Such map
need not be based upon an accurate or detailed fi-
nal survey of the property. (Ord. 1352 § 1 (part),
1980: prior code § 21-2.26)

12.24.280  Tentative tract map.

“Tentative tract map” means the preliminarily
approved map made for the purpose of showing the
design and improvement of a proposed subdivision
described in subsection A of Section 12.28.010 and
the existing conditions in and around it. Such map
need not be based upon an accurate or detailed fi-
nal survey of the property. (Ord. 1352 § 1 (part),
1980: prior code § 21-2.27)
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12.24.285  Vesting tentative map.

“Vesting tentative map” means the preliminar-
ily approved map made for the purpose of showing
the design and improvement of a proposed subdivi-
sion described in either subsection A of Section
12.28.010 or subsection A of Section 12.28.020
and ‘ne existing conditions in and around it. Such
map need not be based upon an accurate or detailed
final survey of the property. Such map shall meet
the requirements of Chapter 12.38. (Ord. 1461 § 2,
1986)

12.24.290  Zoning ordinance.

“Zoning ordinance” means the zoning ordi-
nance of the city. (Ord. 1352 § 1 (part), 1980: prior
code § 21-2.28)



Chapter 12.26

VOTER APPROVAL FOR HIGH-RISE, HIGH
DENSITY, SCENIC CORRIDOR, AND OPEN-
SPACE DEVELOPMENTS

Sections:
12.26.010  Introduction—Reproduction of
notice of intent to circulate

petition.

12.26.020  Election required—
Specification of project types.
12.26.030  Pre-election hearings.
12.26.040  Appeals—Election expenses-
Deposit required.
12.26.010  Introduction—Reproduction of

notice of intent to circulate
petition.

Editor’s Note: Pursuant to section 4 of Ordinance
1284, the “Notice of Intent to Circulate Petition”
for the initiative entitled “Initiative Measure to Re-
quire an Affirmative Vote of the Voters of the City
of San Bruno Prior to the Issuance of any Permits
or Other Approvals for High-Rise or High-Density
Developments and Projects Encroaching Upon
Scenic Corridors and Open Spaces” is reproduced
below. The petition was certified by the city clerk
on May 23, 1977, and adopted by the city council
on June 1st, 1977, pursuant to Sections 4010 and
4011 of the 1977 California Elections Code [2005
Government Code Sections 9200 et seq.]

Notice is hereby given of the intention of
the persons whose names appear hereon to cir-
culate the petition within the city of San Bruno
for the purpose of assuring referral to the quali-
fied electors of San Bruno certain planning and
zoning enactments proposed by the City Coun-
cil which may establish new precedents in
planning and zoning policies: substantially af-
fect air and noise pollution; substantially en-
croach upon scenic corridors; and any other
enactments which may threaten the commu-

12.26.010

nity, its quality of life or its interaction with
neighboring communities.

A statement of the reasons of the proposed
action as contemplated in said petition is as fol-
lows:

Air pollution, noise pollution, traffic con-
gestion, energy shortages, depletion of open
space and flora and fauna, and aggravation of
attendant storm drainage and waste disposal
problems—all associated with planning and
zoning policies which promote high densities,
breaking of existing height limits and dilution
of increasingly scarce community resources—
are rapidly approaching emergency proportions
in a community further deluged by major
highway and freeway systems and airport op-
erations. The peace, comfort and enjoyment of
suburban living of the very recent past is rap-
idly being displaced by pollution, clamor and
depletion of community environmental re-
sources. Unless these accelerated trends are
halted quickly, San Brunans will be irreversi-
bly plunged into the problems of central-city
despair which heretofore have been avoided or
kept at controlled minimal levels.

It is essential to adopt this initiative pro-
posal so that San Bruno citizens may have the
opportunity to make for themselves the final
decisions on these types of crucial, turning-
point planning and zoning enactments pro-
posed by the City Council. We citizens of San
Bruno, and we alone, should decide the ulti-
mate direction and character of this community
which we who live here love and wish to pre-
serve.

/s/ Terri Rasmussen

/s/ Dr. Louis Maraviglia
/s/ Rose Urbach

/s/ Lawrence Lucero

/s/ Gary Mondfrans

(Ord. 1284, § 4 (part), 1977)
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12.26.020  Election required—Specification
of project types.

Unless and until approved by a majbrity of the

voters of the city, voting at a general or special -

election, no building permits, grading permits or
other approvals shall be issued to allow or author-
ize the initiation or construction of buildings, other
structures, land development projects or land uses
described below:

A. Buildings or other structures exceeding
fifty feet in height;

B. Buildings or other structures exceeding
three stories in height;

C. Buildings or other structures, modifica-
tions or redevelopment thereof in residential dis-
tricts which increase the number of dwelling units
per acre or occupancy, within each acre or portion
thereof, in excess of limits permitted on October
10, 1974, under the then existing zoning chapter of
the city of San Bruno;

D. Multistory parking structures or buildings;

E. Buildings or other structures, modifica-
tions or redevelopment thereof which encroach
upon, modify, widen or realign the following
streets designated as scenic corridors: Crystal
Springs Road between Oak Avenue and Junipero
Serra Freeway; and Sneath Lane from El Camino
Real to existing westerly City limits. (Ord. 1284 §
1, 1977)

12.26.030  Pre-election hearings.

A. In voting upon this initiative ordinance
and subsequent referrals thereunder, the People
hereby find and declare that this ordinance and
subsequent referrals are crucial legislative policy-
making decisions by the voters of San Bruno nec-
essary to adequately protect the health, safety and
welfare of its citizens under present and future
conditions.

B. To provide a knowledgeable basis for
voter decisions and adequate opportunity to prop-
erty owners who may be adversely affected to pre-
sent their viewpoints to the planning commission,
city council and voters, it is essential that the city
council should provide for the following prior to

490

election on this initiative ordinance and subsequent
referrals thereunder:

1.  Compliance with Section 4017 of the
Elections Code providing for proponent and oppo-
nent arguments in the Voters Pamphlet and Sec-
tions 65854 et seq., of the Government Code pro-
viding for public hearings before the planning
commission and city council.

2. Town-hall type of hearing whereby ex-
perts, proponents and opponents may be heard and
questioned by voters in attendance; and availability
to voters for loan or review at city hall of summa-
ries of hearings and EIR proceedings before the
planning commission and city council and all other
relevant materials. (Ord. 1284 § 2, 1977)

12.26.040  Appeals—Election expenses—
Deposit required.

Any owner-applicant may appeal denial of his
application to the voters by accompanying such
request with a sufficient deposit to cover entire ex-
pense of such election. (Ord. 1284 § 3, 1977)



Chapter 12.28
REQUIRED MAPS
Sections:
12.28.010  Tentative and final tract map.
12.28.020  Tentative parcel map and final
parcel map.
12.28.030  Merger of parcels.
12.28.040  Unmerger of parcels.
12.28.010  Tentative and final tract map.
A. General Requirement. A tentative tract

map and final tract map shall be required for the
following:

1. All subdivisions creating five or more
parcels;

2. Five or more condominiums as defined in
Section 783 of the Civil Code;

3. A community apartment project contain-
ing five or more parcels;

4. The conversion of a dwelling to a stock
cooperative containing five or more dwelling units.

B. Exceptions. A tentative tract map and fi-
nal tract map shall not be required in the following
cases:

1.  Where the land before division contains
less than five acres, each parcel created by the divi-
sion abuts upon a maintained public street or high-
way, and no dedications or improvements are re-
quired by the city council; provided, however, that
this paragraph shall not be applicable to condomin-
ium, community apartment, and stock cooperative
projects described in subsection A;

2. Each parcel created by the division has a
gross area of twenty acres or more and has an ap-
proved access to a maintained public street or
highway;

3. The land consists of a parcel or parcels of
land having approved access to a public street or
highway which comprises part of a tract of land
zoned for industrial or commercial development,
and which has the approval of the city council as to
street alignments and widths; or
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4.  Each parcel created by the division has a
gross area of not less than forty acres or is not less
than a quarter of a quarter section. (Ord. 1352 § 1
(part), 1980: prior code § 21-3.1)

12.28.020  Tentative parcel map and final
parcel map.

A. General Requirement. A tentative parcel
map and final parcel map shall be required for the
following:

1. All subdivisions creating less than five
parcels;

2. Less than five condominiums as defined
in Section 783 of the Civil Code;

3. A community apartment project contain-
ing less than five parcels;

4. The conversion of a dwelling to a stock
cooperative containing less than five dwelling
units;

5. All subdivisions for which tentative and
final maps are not required due to an exception set
forth in subsection B of Section 12.28.010.

B. Exceptions. A tentative parcel map and
final parcel map shall not be required in the follow-
ing cases:

1. Where the subdivision is created by a
short-term lease (terminable by either party on not
more than thirty days’ written notice in writing) of
a portion of the operating right-of-way of a railroad
corporation, as defined by Section 230 of the Pub-
lic Utilities Code;

2. Where land is conveyed to or from a gov-
ernment agency, public entity or public utility, or to
a subsidiary of a public utility for conveyance to
such public utility for rights-of-way, unless a show-
ing is made in individual cases, upon substantial
evidence, to the planning director that public policy
necessitates such a parcel map.

C. Waiver. The requirements for a parcel
map may be waived if the planning director re-
views an application for waiver, and finds that the
proposed division of land complies with require-
ments established pursuant to this chapter as to the
following:

1. Area;
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Improvement and design;
Floodwater drainage control;
Appropriate improved public roads;
Sanitary disposal facilities;
Water supply availability;
Environmental protection;

8. Other requirements of this article and the
Subdivision Map Act. (Ord. 1352 § 1 (part), 1980:
prior code § 21-3.2)

N rwN

12.28.030  Merger of parcels.

A. General Nonmerger Rule. Except as pro-
vided in subsection B, and notwithstanding the
provisions of Section 12.24.250, two or more con-
tiguous parcels or units of land which:

1. Have been created under the provisions of
the Subdivision Map Act or any prior law regulat-
ing the division of land or a local ordinance en-
acted pursuant thereto; or

2. Were not subject to such provisions at the
time of their creation shall not merge by virtue of
the fact that such contiguous parcels or units are
held by the same owner, and no further proceeding
shall be required for the purpose of sale, lease or
financing of such contiguous parcels or units, or
any of them.

B. Exception: When Parcels Merge. Two or
more contiguous parcels or units held by the same
owner shall be deemed to have merged if:

1. Any one of them is located in R-1, R-2, R-
3, R-4, C-1, C-2, or M-1 zoning district and com-
prises less than five thousand square feet in area at
the time of determination of merger; and

2. At least one of such contiguous parcels or
units is undeveloped by any structure for which a
building permit was issued by the city or for which
a building permit was not required at the time of
construction, or is developed only with one or more
accessory structures, or is developed with a single
structure, other than an accessory structure, that is
also partially sited on a contiguous parcel or unit.

For purposes of determining whether contigu-
ous parcels are held by the same owner, ownership
shall be determined as of the date that notice of
intention to determine status is reported.

492

C. Procedure; Merger of Parcels.

1. A merger of parcels becomes effective
when the planning director causes to be filed for
recovd with the county recorder a notice of merger
specifying the names of the record owners and par-
ticularly describing the real property.

2. Prior to recording a notice of merger, the
planning director shall cause to be mailed by certi-
fied mail to the then current record owner of the
property a notice of intention to determine status,
notifying the owner that the affected parcels may
be merged pursuant to standards specified by ordi-
nance, and advising the owner of the opportunity to
request a hearing on determination of status and to
present evidence at the hearing that the property
does not meet the criteria for merger. The notice of
intention to determine status shall be filed for re-
cord with the county recorder on the date that no-
tice is mailed to the property owner.

3. At any time within thirty days after re-
cording of the notice of intention to determine
status, the owner of the affected property may file
with the planning director a request for hearing on
determination of status.

4. Upon receiving a request for a hearing on
determination of status, the planning director shall
fix a date, time, and place for a hearing to be con-
ducted by the planning commission, and shall so
notify the property owner by certified mail. The
hearing shall be conducted not less than thirty days
following the receipt by the planning director of the
property owner’s request therefor, but may be
postponed or continued with the mutual consent of
the planning commission or planning director and
the property owner.

5. At the hearing, the property owner shall
be given the opportunity to present any evidence
that the affected property does not meet the stan-
dards for merger specified in subsection B of this
section. At the conclusion of the hearing, the plan-
ning commission shall make a determination that
the affected parcels are to be merged or are not to
be merged and shall so notify the owner of its de-
termination. A determination of merger shall be
recorded within thirty days after the conclusion of



the hearing, as provided for in paragraph 1 of this
subsection.

6. If, within the thirty day period specified in
paragraph 3, the owner does not file a request for a
hearing in accordance with paragraph 5, the plan-
ning director may, at any time thereafter, make a
determination that the affected parcels are to be
merged or are not to be merged. A determination of
merger shall be recorded as provided for in para-
graph 1 no later than ninety days following the
mailing of notice required by paragraph 2.

7.  If, in accordance with paragraphs 5 or 6, it
is determined that the subject property shall not be
merged, the planning director shall cause to be re-
corded in the manner specified in paragraph 1 a
release of the notice of intention to determine
status, recorded pursuant to paragraph 2, and shall
mail a clearance letter to the then current owner of
record. (Ord. 1461 § 3, 1986: Ord. 1352 § 1 (part),
1980: prior code § 21-3.3)

12.28.040  Unmerger of parcels.

A. Merged Parcels Which Unmerge. Any
parcel which has merged, and for which a notice of
merger has not been recorded on or before January
1, 1984, shall be deemed not to have merged if on
January 1, 1984, none of the conditions described
in Section 66451.30(b) of the Government Code
exist and if the parcel meets each of the following
criteria:

1. Comprises at least five thousand square
feet in area.

2.  Was created in compliance with applica-
ble laws and ordinances in effect at the time of its
creation.

B. Determination as to Unmerger. Upon ap-
plication of the owner and payment of any applica-
ble fees, the planning director shall make a deter-
mination that the affected parcels have merged, or
if meeting the criteria of subsection A, are to be
unmerged.

C. Notice of Status of Parcels Meeting Stan-
dards for Unmerger. Upon determination that the
parcels have merged and the parcels meet the stan-
dards for unmerger set forth in subsection A the
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planning director shall issue to the owner and re-
cord with the county recorder a notice of the status
of the parcels which will identify each parcel and
declare that the parcels are unmerged pursuant to
Article 1.5 of division 2 of Title 7 of the Govern-
ment Code.

D. Notice of Merger. Upon a determination
that the parcels have merged and do not meet the
criteria in subsection A, the planning director shall
issue to the owner and record with the county re-
corder a notice of merger as provided in Section
12.28.030C.1. (Ord. 1461 § 4, 1986)
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Chapter 12.32

TENTATIVE AND FINAL PARCEL MAPS

Sections:

12.32.010  Applicability.

12.32.020  Form.

12.32.030  Information.

12.32.040  Grading.

12.32.050  Geologic report.

12.32.060  Soils report.

12.32.070  Drainage study.

12.32.080  Relationship to future
development.

12.32.090  Initial review.

12.32.100  Filing.

12.32.110  Distribution and review.

12.32.120  Reports of consultants.

12.32.130  Notice to school district.

12.32.140  Review by planning director.

12.32.150  Standard conditions of
approval,

12.32.160  Public hearing.

12.32.170  Environmental review.

12.32.180  Time limit.

12.32.190  Findings for approval.

12.32.200  Disapproval when.

12.32.210  Technical map deficiencies.

12.32.215  Parcel maps considered pending
legislative amendments.

12.32.220  Notification of action by
planning director.

12.32.230  Withdrawal of map.

12.32.246  Time extensions of approved
tentative parcel map.

12.32.250 Amendment.

12.32.260  Final parcel map—Processing
procedure.

12.32.270  Final parcel map—Conformity.

12.32.280  Final parcel map—Transmittal
to county recorder.

12.32.290  Final parcel map—Correction

and amendment.
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12.32.010  Applicability.

When a parcel map is required for a subdivision
pursuant to this article, the procedures of this chap-
ter shall be applicable. (Ord. 1352 § 1 (part), 1980:
prior code § 21-4.1)

12.32.020  Form.

The subdivider shall cause the tentative parcel
map to be prepared by or under the direction of a
registered civil engineer or licensed land surveyor.
The tentative parcel map shall be in full confor-
mance with the requirements of this chapter and
shall be clearly and legibly drawn. The map shall
be eighteen inches by twenty-six inches in size and
be to a minimum scale of one inch equals one hun-
dred feet, unless the planning director finds that a
larger scale will facilitate review by the city. A
marginal line shall be drawn completely around
each sheet, leaving an entirely blank margin of one
inch. (Ord. 1418 § 3, 1983: prior code § 21-4.2(a))

12.32.030  Information.

The tentative parcel map shall have the follow-
ing information:

1. The tentative project name, if determined,
and the tentative parcel map number;

2. Date of preparation;

3.  North arrow;

4,  Scale;

5. The names and addresses of all parties
having any interest in the real property being sub-
divided; -

6. Names, addresses, and registration stamp
of the person(s) who prepared the map;

7.  Existing and proposed contour lines and
sources of contour information;

8.  Existing and proposed streets;

9.  Existing and proposed sidewalks;

10. Proposed lot lines and dimensions;

11. Proposed areas for public use;

12. Proposed conservation or open space
easements;

13. Approximate percent of grades on streets;
14.  Areas of lots in square footage; front foot-
ages and widths of lots, and approximate location



of all existing buildings on the property which are
to be retained;

15. Proposed method of water supply for do-
mestic purposes and for fire protection;

16. Proposed method of sewage disposal;

17. Project boundary approximate dimensions
with legal descriptions;

18. In cases where the effective use of the
land to be developed necessitates grading, pro-
posed grading by means of both contour lines and
supplementary cross sections through the property;

19. Any geologic information required by
state law or by the planning director or the city en-
gineer;

20. Lot numbers in consecutive sequence;

21. Assessor’s parcel numbers;

22. Approximate locations of areas subject to
inundation or flooding and the location, width and
direction of flow of all water courses;

23. Location of all existing structures and all
trees with a trunk diameter of four inches or greater
measured three feet above the existing grade;

24. Sufficient blank spaces for all certificates
of planning director and city engineer, signatures,
and notes;

25. Ties to the property in relation to the adja-
cent land and adjacent public streets or street inter-
sections;

26. A vicinity map;

27. A title report prepared within six months
prior to the filing of the application;

28. Such other information as may be re-
quired by the planning director or city engineer.
(Ord. 1352 § 1 (part), 1980: prior code § 21-4.2(b))

12.32.040  Grading.

The subdivider shall file an application for a
grading permit pursuant to Chapter 12.08 of this
code with the tentative parcel map where grading is
necessary in connection with the development of
the subdivision to the extent that a grading permit
is required. (Ord. 1352 § 1 (part), 1980: prior code
§ 21-4.2(c))
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12.32.050  Geologic report.

Where the Alquist-Priolo Special Studies Zones
Act (Public Resources Code, Section 2621 et seq.)
requires that as a condition of approval of a project
at the location of the proposed subdivision a geo-
logic report defining and delineating any hazard of
surface fault rupture, such report shall be filed prior
to consideration of the tentative parcel map. (Ord.
1352 § 1 (part), 1980: prior code § 21-4.2(d))

12.32.060  Soils report.

A. A preliminary soils report, prepared by a
civil or soil engineer registered in California and
based upon adequate test borings in pits shall be
submitted at the time of the filing of the tentative
parcel map.

B. Such report may be waived by the plan-
ning director if he or she finds that there is suffi-
cient information in the possession of the city as to
the qualities of the soil in the subdivision so that no
preliminary analysis is necessary.

C. Ifthe city has information of, or if the pre-
liminary soils report indicates the presence of criti-
cally expansive soils or other soils problems which,
if not corrected, would lead to structural defects,
the planning director may require a soils investiga-
tion of each lot in the subdivision. Such soils inves-
tigation shall be done by a civil engineer registered
in California, who shall recommend the corrective
action which is likely to prevent structural damage
to each structure proposed to be constructed in the
areas where such soils problems exist.

D. The planning director may approve the
tentative parcel map where such soil problems exist
if he or she determines that the recommended ac-
tion is likely to prevent structural damage to each
structure to be constructed. A condition of approval
of any building permit may require that the ap-
proved recommended action be incorporated in the
construction of each structure. (Ord. 1352 § 1
(part), 1980: prior code § 21-4.2(e))

12.32.070  Drainage study.
A drainage study prepared by a civil engineer
registered in California shall be submitted at the
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time of the filing of the tentative parcel map. (Ord.
1352 § 1 (part), 1980: prior code § 21-4.2(f))
12.32.080  Relationship to future
development.

When a subdivider proposes to subdivide a por-
tion of a larger parcel, he or she shall demonstrate
in a master plan drawing how the proposed subdi-
vision shall relate to the future development of the
remainder of the parcel. (Ord. 1352 § 1 (part),
1980: prior code § 21-4.3)

12.32.090  Initial review.

A. The subdivider shall submit three copies
of the tentative parcel map to the planning director
for an initial review. The director shall review the
tentative parcel map for adequacy and complete-
ness of the information required and shall inform
the subdivider in writing within thirty days of the
submittal as to whether the map and information
are adequate and complete.

B. If the director determines that the infor-
mation is not adequate or complete, the subdivider
may resubmit the information required in order to
complete processing.

C. If the information is found by the director
to be adequate and complete, the subdivider may
submit to the director copies of the tentative parcel
map in accordance with Section 12.32.100. (Ord.
1352 § 1 (part), 1980: prior code § 21-4.4)

12.32.100  Filing.

The subdivider shall submit ten copies of the
tentative parcel map and a sepia and all other in-
formation, with the prescribed filing fee to the
planning director. Upon such submittal and the
payment of the prescribed fee, the application shall
be deemed to be filed. (Ord. 1352 § 1 (part), 1980:
prior code § 21-4.5)

12.32.110  Distribution and review.

When the tentative parcel map is filed, the
planning director shall transmit copies thereof to
the city engineer, fire chief, chief of police, director
of parks and recreation, persons in charge of cable
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television, sewer and water operations, representa-
tives of Pacific Telephone and Telegraph Company
and Pacific Gas and Electric Company, school dis-
tricts having jurisdiction within the city, adjacent
cities, the Department of Transportation of the
state, San Mateo County Health Department, and
such other public agencies as the planning director
deems advisable. Upon such transmittal, the plan-
ning director shall advise each recipient that com-
ments regarding the tentative parcel map must be
submitted to him or her within thirty days of the
date of transmittal. (Ord. 1352 § 1 (part), 1980:
prior code § 21-4.6)

12.32.120  Reports of consultants.

The planning director may engage the services
of certain consultants to include, but not be limited
to the following: Engineering geologist, soil engi-
neer, landscape architect and seismologist. He or
she may request the consultants to review the plans
for the subdivision and to submit a written report.
The subdivider shall be responsible for reimburse-
ment to the city for any cost it incurs for use of any
consultants. (Ord. 1352 § 1 (part), 1980: prior code
§ 21-4.7)

12.32.130  Notice to school district.

A.  Within ten days of the filing of the tenta-
tive parcel map, the planning director shall send a
notice of the filing of the map to the governing
board of any school district within the boundaries
of which the subdivision is proposed to be located.

B. Such notice shall contain information
about the location of the proposed subdivision, the
number of units, density and other information
which would be relevant to the district.

C. If the governing board of the district fails
to respond within twenty working days of the date
on which the notice was mailed to the school dis-
trict for comment, such failure to respond shall be
deemed approval of the proposed subdivision.
(Ord. 1352 § 1 (part), 1980: prior code § 21-4.8)



12.32.140  Review by planning director.

When the review of the tentative parcel map
shall have been completed, the planning director
shall prepare a report and analysis of the proposed
tentative parcel map, which shall detail wherein the
proposed subdivision does or does not conform
with the requirements of this chapter. The report
shall be mailed to the subdivider and to each tenant
of the subject property, in the case of a proposed
conversion of residential real property to a condo-
minium project, community apartment project, or
stock cooperative project not less than three days
prior to the public hearing on the application, ex-
cept if and to the extent that such notice is waived.
Fees may be collected from the subdivider for ex-
penses incurred under this section. (Ord. 1418 § 4,
1983: prior code § 21-4.9)

12.32.150  Standard conditions of approval.

The following conditions are standard condi-
tions of approval of all tentative parcel maps.
Unless specifically modified or waived pursuant to
this chapter, such conditions shall apply to the ap-
proval of each tentative parcel map. The planning
director shall cause each approval of such map to
indicate that the approval is subject to all standard
conditions of approval as set forth in this section,
except as specifically waived or modified. Such
conditions shall be applicable to all tentative parcel
maps deemed approved by operation of law or fail-
ure to take formal action within the period required
by law. The conditions are:

A. The city reserves the right to require the
subdivider to provide easements for public utilities
as needed.

B. Prior to recordation of the final parcel
map, an improvement plan for public improve-
ments shall be submitted by the subdivider to the
city for review and comment.

C. Prior to recordation -of the final parcel
map, the subdivider shall submit to the city for re-
view and comment a schedule of development
plan.
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D. Prior to the recordation of the final parcel
map, the subdivider shall enter into a master subdi-
vision agreement with the city.

E. Prior to the recordation of the final parcel
map, a final electrical plan for the installation of
street lights shall be submitted by the subdivider
for review and comment.

F.  Prior to the recordation of the final parcel
map, the subdivider shall submit to the city for re-
view and comment a landscape planting plan.

G. Prior to the recordation of the final parcel
map, the subdivider shall submit to the city an ap-
praisal report which indicates the value of the im-
proved land as a result of the subdivision to deter-
mine in-lieu fees.

H. Prior to the recordation of the final parcel
map, the subdivider shall submit to the city a rec-
reation fee based upon the formula set forth in Sec-
tion 12.44.140.

I.  Prior to the issuance of a city building
permit, a maintenance of landscaping agreement
shall be signed by the subdivider for the mainte-
nance of the proposed street trees, which agreement
shall run with the land and be binding upon succes-
sors in interest of the subdivider

J. The city reserves the right to require full
replacement of existing curb, gutter, and sidewalk
improvements along the frontage of the subdivi-
sion. (Ord. 1352 § 1 (part), 1980: prior code § 21-
4.10)

12.32.160  Public hearing.

A. The planning director shall schedule a
public hearing at which the tentative parcel map
shall be considered.

B. Not less than ten days before the public
hearing, the planning director shall give notice of
the time and place thereof and a general description
of the location of the subdivision or proposed sub-
division by at least one publication in a newspaper
of general circulation printed and published in the
county and circulated in the city.

C. Not less than ten days prior to such hear-
ing there shall be mailed, postage prepaid, a notice
of the time and place of such hearing and a general
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description of the location of the subdivision or
proposed subdivision to all persons whose names
and addresses appear on the last equalized assess-
ment roll as owning real property within three hun-
dred feet from the exterior boundaries of the pro-
posed subdivision. In the case of a proposed con-
version of residential real property to a condomin-
ium project, community apartment project, or stock
cooperative project, such notice shall also be given
to each tenant of the subject property, and, in addi-
tion to notice of the time and place of the public
hearing, shall include notification of the tenant’s
right to appear and the right to be heard. Fees may
be collected from the subdivider for expenses in-
curred under this section.

D. The planning director shall conduct a pub-
lic hearing on the application for the tentative par-
cel map.

E. Failure to receive the notice required by
this section shall not invalidate any action taken
pursuant to this article. (Ord. 1418 § 5, 1983; Ord.
1352 § 1 (part), 1980: prior code § 21-4.11)

12.32.170  Environmental review.

The planning director shall not approve a tenta-
tive parcel map unless, with regard to the project
for which tentative parcel map approval is sought,
he or she shall have determined, pursuant to the
California Environmental Quality Act (CEQA), or
regulations promulgated thereunder:

A. That the project is exempt from CEQA,; or

B. That a negative declaration for the project
shall have been certified; or

C. That a final environmental impact report
(EIR) for the project shall have been reviewed,
considered and certified. (Ord. 1352 § 1 (part),
1980: prior code § 21-4.12(a))

12.32.180  Time limit.

A. Not later than fifty days after the filing of
the tentative parcel map, the planning director shall
approve, conditionally approve, or disapprove it

. and shall report his or her action to the subdivider,
unless the subdivider shall have authorized an ex-
tension for such action in writing. The planning
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director shall comply with the time periods referred
to in Section 21151.5 of the Public Resources
Code, within the time limits set forth in this subsec-
tion. However, if an environmental impact report is
prepared for the tentative parcel map, the fifty day
period specified in this subsection shall not apply,
and the planning director shall render his or her
decision required by this subsection within forty-
five days after certification of the environmental
impact report.

B. No routine waiver of the time limits shall
be required as a condition of accepting the applica-
tion for the tentative parcel map unless the routine
waiver is obtained for the purpose of permitting
concurrent processing of related approvals or an
environmental review on the same development
project.

C. At the time that the subdivider makes an
application for approval of a tentative parcel map,
the planning director shall determine whether or
not the city is able to meet the time limits specified
by law for reporting and acting on maps. If the
planning director determines that the city will be
unable to meet such time limits, the city shall, upon
request of the subdivider and for the purpose of
meeting such time limits, contract or employ a pri-
vate entity or persons on a temporary basis to per-
form such services as necessary to permit the city
to meet such time limits. However, the city need
not enter into such a contract or employ such per-
sons if the planning director finds that (1) no such
entities or persons are available or qualified to per-
form such services or (2) the city would be able to
perform services in a more rapid fashion than
would any available and qualified persons or enti-
ties.

D.  Such entities or persons may, pursuant to
an agreement with the city, perform all functions
necessary to process the tentative parcel map and
final parcel map and to comply with other require-
ments imposed pursuant to the Subdivision Map
Act and this article, except those functions reserved
to the city council. The city may charge subdivid-
ers fees in an amount necessary to defray costs di-
rectly attributable to employing or contracting with
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entities or persons performing services pursuant to
this section.

E. If no action is taken upon the tentative
parcel map by the planning director within said
fifty day time period, or any authorized extension
thereof, the tentative parcel map as filed shall be
deemed to be approved insofar as it complies with
other applicable requirements of the Subdivision
Map Act, this article, and this code. (Ord. 1418 § 6,
1983: prior code § 21-4.12(b))

12.32.190  Findings for approval.

After the conclusion of the public hearing, the
planning director shall approve the tentative parcel
map if he or she makes all of the following find-
ings:

A. The proposed parcel map, together with
the provisions for its design and improvement, is
consistent with the general plan and any specific
plan as specified in Section 65451 of the Govern-
ment Code. This subsection shall not be applicable
to condominium projects or stock cooperatives
which consist only of the subdivision of airspace in
an existing structure unless such general plan con-
tains definite objectives and policies, specifically
directed to the conversion of existing buildings into
condominium projects or stock cooperatives.

B. The real property to be subdivided, and
each lot or parcel to be created, is of such character
that it can be used safely for building purposes
without danger to health or peril from fire, flood,
geologic hazard or other menace;

C. Each lot or parcel to be created will con-
stitute a buildable site and will be capable of being
developed in accordance with the applicable provi-
sions of the zoning ordinance;

D. The site is physically suitable for the type
and proposed density of development;

E. The design of the subdivision and im-
provements, and the type of improvements is not
likely to cause substantial environmental damage
or substantially and avoidably injure fish or wild-
life or their habitat, or to cause serious public
health problems;
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F. The design of the subdivision or type of
improvements will not conflict with easements,
acquired by the public at large, for access through,
or use of, property within the proposed subdivision.
The planning director may approve a map if he or
she finds that alternate easements for access or for
use will be provided, and that these will be substan-
tially equivalent to ones previously acquired by the
public. This subsection shall only be applicable to
easements of record or easements established by
judgment in a court of competent jurisdiction.
(Ord. 1418 § 7, 1983; Ord. 1352 § 1 (part), 1980:
prior code § 21-4.12(c))

12.32.200  Disapproval when.

The planning director shall deny approval of a
tentative parcel map if he or she makes any of the
following findings:

A. That the proposed map is not consistent
with the general plan or any applicable specific
plan as specified in Section 65451 of the Govern-
ment Code. This subsection shall not apply to con-
dominium projects or stock cooperatives which
consist only of the subdivision of airspace in an
existing structure unless such general plan contains
definite objectives and policies, specifically di-
rected to the conversion of existing buildings into
condominium projects or stock cooperatives.

B. That the design or improvement of the
proposed subdivision is not inconsistent with the
general plan or any applicable specific plan;

C. That the site is not physically suitable for
the type of development;

D. That the site is not physically suitable for
the proposed density of development;

E. That the design of the subdivision or the
proposed improvements are likely to cause substan-
tial environmental damage or substantially and
avoidably injure fish or wildlife and their habitat:

F.  That the design of the subdivision or the
type of improvements is likely to cause serious
public health problems;

G. That the design of the subdivision or the
type of improvements will conflict with easements
acquired by the public at large, for access through
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or use of, property within the proposed subdivision,
and that no alternative easement for access or for
use will be provided which will be substantially
equivalent to ones previously acquired by the pub-
lic. (Ord. 1418 § 8, 1983; Ord. 1352 § 1 (part),
1980: prior code § 21-4.12(d))

12.32.210  Technical map deficiencies.

Where a map fails to meet or perform any re-
quirement imposed by the Subdivision Map Act or
by this chapter, the planning director may neverthe-
~ less approve the map if he or she finds that the fail-
ure of the map is the result of a technical or inad-
vertent error which, in his or her judgment, does
not materially affect the validity of the map. (Ord.
1352 § 1 (part), 1980: prior code § 21-4.12(e))

12.32.215 Parcel maps considered pending
legislative amendments.
A. In determining whether to approve or dis-

approve an application for a tentative parcel map,
the planning director shall apply only the ordi-
nances, policies, and standards in effect at the date
the city has determined that the application is com-
plete pursuant to Section 65943 of the Government
Code.

B. However, if the city has formally initiated
proceedings by way of ordinance or resolution and
has published notice of such ordinance or resolu-
tion, in accord with the procedures used by the city
for publication of ordinances, to amend applicable
general or specific plans, or zoning or subdivision
ordinances before it has received the completed
application, the planning director may apply any
ordinances, policies, or standards enacted or insti-
tuted as a result of those proceedings which are in
effect on the date the planning director approves or
disapproves the tentative parcel map.

C. If the subdivision applicant requests
changes in applicable ordinances, policies, or stan-
dards in connection with the same development
project, any ordinances, policies or standards
adopted pursuant to the applicant’s request shall

apply.
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D. This section shall not apply to tentative
parcel maps which were approved, conditionally
approved, or disapproved prior to July 1, 1983.

E. This section shall be inoperative after
January 1, 1989. (Ord. 1418 § 9, 1983: prior code §
21-4.12(%)
12.32.220  Notification of action by planning
director.

Notice of approval, denial or conditional ap-
proval shall be mailed to the subdivider by the
planning director within ten days of the action on
the map. (Ord. 1352 § 1 (part), 1980: prior code §
21-4.13)

12.32.230  Withdrawal of map.

A subdivider may withdraw the tentative parcel
map application by transmitting written notice of
withdrawal to the planning director. No refund in
filing fee for any such map withdrawn shall be
made. (Ord. 1352 § 1 (part), 1980: prior code § 21-
4.14)
12.32.240  Time extensions of approved
tentative parcel map.

A. An approved or conditionally approved
tentative parcel map shall expire twenty-four
months after its approval or conditional approval.

B. The expiration of the approved or condi-
tionally approved tentative parcel map shall termi-
nate all proceedings and no final parcel map of all
or any portion of the real property included within
the tentative parcel map shall be filed without first
processing a new tentative parcel map. Once a
timely filing is made, subsequent actions of the
city, including, but not limited to, processing, ap-
proving, and recording, may lawfully occur after
the date of expiration of the tentative parcel map.

C. Upon application of the subdivider filed
prior to the expiration of the approved or condi-
tionally approved tentative parcel map, the time at
which the map expires may be extended by the
planning director for a period or periods not ex-
ceeding a total of three years. If the planning direc-
tor denies a subdivider’s application for extension,



the subdivider may appeal to the city council pur-
suant to Chapter 12.64.

D. The period of time specified in subsection
A shall not include periods of time described in
subsections (a) and (c) of Section 66452.6 of the
Government Code. (Ord. 1418 § 10, 1983: prior
code § 21-4.15)

12.32.250 Amendment.

An approved tentative parcel map may be
amended by filing an application therefor in map
form and in writing with the planning director.
Such application shall be processed in the same
manner as an original application for a tentative
parcel map. (Ord. 1352 § 1 (part), 1980: prior code
§ 21-4.16)
12.32.260  Final parcel map—Processing
procedure.

The procedure for processing a final parcel map
shall be as set forth in Chapter 12.40; provided,
however, that the city engineer shall be responsible
for approval, conditional approval, or disapproval
of final parcel maps and acceptance or rejection of
dedications or offers of dedication. (Ord. 1352 § 1
(part), 1980: prior code § 21-4.17)

12.32.270  Final parcel map—Conformity.

A. Upon receipt by the city engineer of the
final parcel map and the other data submitted
- therewith, he or she and the planning director shall,
within fifteen days of the date of filing, examine
the final parcel map to determine that the subdivi-
sion as shown thereon is substantially the same as
it appeared on the tentative parcel map and that all
provisions of the Subdivision Map Act and of this
chapter which were applicable at the time of ap-
proval of the tentative parcel map have been com-
plied with.

B. Ifthe city engineer and the planning direc-
tor determine that full conformity therewith has not
been made, they shall advise the subdivider of the
changes or additions that shall be made for such
purpose.
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C. Ifthe city engineer and the planning direc-
tor determine that full conformity therewith has
been made, they shall so certify on the tracing of
such map and shall transmit such map to the city
clerk.

D. The city clerk shall certify on the tracing
of such map that such map is ready for recordation.
(Ord. 1352 § 1 (part), 1980: prior code § 21-4.18)
12.32.280  Final parcel map—Transmittal to
county recorder.

After the approval of a final parcel map, the
city clerk shall transmit such map directly to the
county recorder. (Ord. 1352 § 1 (part), 1980: prior
code § 21-4.19)

12.32.290  Final parcel map—Correction and
amendment.

A. After a final parcel map is filed in the of-
fice of the county recorder, it may be amended by a
certificate of correction or an amending map:

1. To correct an error in any course or dis-
tance shown thereon; or

2. To show any course or distance that was
omitted therefrom; or

3. To correct an error in the description of
the real property shown on the map; or

4.  To indicate monuments set after the death,
disability or retirement from practice of the engi-
neer or surveyor charged with responsibilities for
setting monuments; or

5. To show the proper location or character
of any monument which has been changed in loca-
tion or character which originally was shown at the
wrong location or incorrectly as to its character; or

6. To correct any other type of map error or
omission as approved by the city engineer which
does not affect any property right. Such errors and
omissions may include, but are not limited to lot
numbers, acreage, street names and identification
of adjacent record maps.

As used in this section, “error” does not include
changes in courses or distances from which an er-
ror is not ascertainable from the data shown on the
final parcel map.
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B. The amending map or certificate of cor-
rection shall be prepared and signed by a civil «11-
gineer or land surveyor. An amending map shall
conform to the requirements of Section 66445 of
the Government Code. The amending map or cer-
tificate of correction shall set forth in detail the cor-
rections made and show the names of the present
fee owners of the property affected by the correc-
tion or omission. The map shall be filed with the
director of planning and building.

C. The amending map or certificate of cor-
rection certified by the city engineer shall be filed
with the county recorder. (Ord. 1352 § 1 (part),
1980: prior code § 21-4.20)
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12.36.010  Applicability.

When a tract map is required for a subdivision
pursuant to this article, the procedures of this chap-
ter shall be applicable. (Ord. 1352 § 1 (part), 1980:
prior code § 21-5.1)

12.36.020  Form.

The subdivider shall cause the tentative tract
map to be prepared by a registered civil engineer or
licensed land surveyor. The tentative tract map
shall be in full conformance with the requirements
of this chapter and shall be clearly and legibly
drawn. The map shall be eighteen inches by
twenty-six inches in size and be to a minimum
scale of one inch equals one hundred feet, unless
the planning director finds that a larger scale will
facilitate review by the city. A marginal line shall
be drawn completely around each sheet, leaving an
entirely blank margin of one inch. (Ord. 1352 § 1
(part), 1980: prior code § 21-5.2(a))

12.36.030  Information.

The tentative tract map shall have the following
information:

1. A key map showing the location of the
proposed subdivision;

2.  The tentative project name, if determined,
and the tentative tract map number;

3. Date of preparation;

4.  North arrow;

5. Scale;

6. The names and addresses of all parties
having any record interest in the real property be-
ing subdivided,;

7. Names, addresses and registration stamp
of the person(s) who prepared the map;

8.  The names and numbers of adjacent sub-
divisions showing the lot and block or parcel num-
bers for adjoining lots and the names of the owners
and parcel numbers of other adjacent land;

9.  Project boundary approximate dimensions
with legal descriptions;

10. Existing use of land;

11. Location and outline to scale of all exist-
ing and proposed building sites and driveways with
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an indication of whether they are to remain or be
removed;

12. Existing and proposed contour lines and
sources of contour information;

13. Existing and proposed streets;

14. Approximate percent of grades on streets;

15. Approximate centerline or property line
radii of all curves on streets;

16.  Proposed lot lines;

17. Lot numbers in consecutive sequence;

18. Areas of lots in square footage, front foot-
age and width of lots;

19. Assessors parcel numbers;

20. Proposed areas for public use;

21. Proposed conservation or open space
easements;

22. Approximate locations of areas subject to
inundation or flooding and the location, width and
direction of flow of all water courses;

23. Source of water supply for domestic pur-
poses and fire protection for the proposed subdivi-
sion;

24. Proposed improvements to show the pro-
posed outline and dimension of each system and
easement, to include, but not be limited to, storm
drains, sanitary sewers, gas and water lines and
other public utilities;

25. Proposed method of sewage disposal and
drainage within the proposed subdivisions;

26. Location of all existing structures and all
trees with a trunk diameter of four inches or greater
measured three feet above the existing grade;

27. Sufficient blank spaces for all certificates,
signatures and notes;

28. Ties to the property in relation to the adja-
cent land and adjacent public streets or street inter-
sections;

29. A vicinity map;

30. A title report prepared within six months
prior to the filing of the application;

31. Such other information as may be re-
quired by the planning director. (Ord. 1352 § 1
(part), 1980: prior code § 21-5.2(b))
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12.36.040  Grading.

The subdivider shall file an application for a
grading permit pursuant to Chapter 12.08 of this
code with the tentative tract map where grading is
necessary in connection with the development of
the subdivision to the extent that a grading permit
is required. (Ord. 1352 § 1 (part), 1980: prior code
§ 21-5.2(c))

12.36.050  Geologic report.

Where the Alquist-Priolo Special Studies Zone
Act (Public Resources Code, Section 2621 et seq.)
requires that as a condition of approval of a project
at the location of the proposed subdivision a geo-
logic report defining and delineating any hazard of
surface fault rupture, such report shall be filed prior
to consideration of the tentative tract map. (Ord.
1352 § 1 (part), 1980: prior code § 21-5.2(d))

12.36.060  Soil report.

A. A preliminary soil report, prepared by an
engineer registered in California and based upon
adequate test borings in pits shall be submitted at
the time of the filing of the tentative tract map.

B.  Such report may be waived by the plan-
ning director if he or she finds that there is suffi-
cient information in the possession of the city as to
the qualities of the soil in the subdivision so that no
preliminary analysis is necessary.

C. Ifthe city has information of, or if the pre-
liminary soils report indicates the presence of criti-
cally expansive soils or other soil problems which,
if not corrected, would lead to structural defects,
the planning director may require a soil investiga-
tion of each lot in the subdivision. Such soil inves-
tigation shall be done by a civil or soil engineer
registered in California, who shall recommend the
corrective action which is likely to prevent struc-
tural damage to each structure proposed to be con-
structed in the area where such soil problems exist.

D. The planning commission may approve
the tentative tract map where such soil problems
exist if it determines that the recommended action
is likely to prevent structural damage to each struc-
ture to be constructed. A condition of approval of



any building permit may require that the approved
recommended action be incorporated in the con-
struction of each structure. (Ord. 1352 § 1 (part),
1980: prior code § 21-5.2(¢))

12.36.070  Drainage study.

A drainage study prepared by a civil engineer
registered in California shall be submitted at the
time of the filing of the tentative tract map. (Ord.
1352 § 1 (part), 1980: prior code § 21-5.2(f))
12.36.080  Accompanying statements and
materials.

The following statements and materials shall
accompany each copy of the tentative tract map:

A. Profiles drawn to scale to show clearly all
details thereof showing centerline, existing ground
and finished grade elevations of all streets. All ele-
vations shall be indicated to the nearest one foot
and shall be referred to mean sea level datum, as
established by the United States Coast and Geo-
detic Survey or to elevations or bench marks as
established by the city engineer. The planning di-
rector may waive this requirement if, in his or her
judgment, the condition of the topography makes it
unnecessary. ’

B. Typical cross sections of all streets, and
when required, details of beams, curbs, gutters,
walks and other improvements, drawn to scale to
show clearly all details thereof;

C. A statement as to proposed uses of the
land with a percentage amount of the uses in pro-
portion to the total area;

D. A plan for street trees and other landscap-
ing;

E. A statement of the improvements pro-
posed to be made or installed by the developer, and
the time at which such improvements are proposed
to be made or completed;

F. A statement of the improvements pro-
posed to be made or previously installed by the
private utility company or public agency and the
time within which such improvements are proposed
to be made or completed, and statements from such
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private utilities or public agencies as to the ade-
quacy of the right-of-way or easements proposed;

G. Proposed covenants, restrictions and con-
ditions;

H. A statement as to the relation to known
and inferred fault lines and to the relation to the
Special Studies Zone as outlined in the Alquist-
Priolo Act;

I.  Such other information as may be re-
quired by the planning director and the city engi-
neer. (Ord. 1352 § 1 (part), 1980: prior code § 21-

5.2(2))

12.36.090  Relationship to future
development.

When a subdivider proposes to subdivide a por-
tion of a larger parcel, he or she shall demonstrate
in a master plan drawing how the proposed subdi-
vision shall relate to the future development of the
remainder of the parcel. (Ord. 1352 § 1 (part),

1980: prior code § 21-5.3)

12.36.100  Initial review.

A. The subdivider shall submit three copies
of the tentative tract map to the planning director
for an initial review. The director shall review the
tentative tract map for adequacy and completeness
of the information required and shall inform the
subdivider in writing within thirty days of the sub-
mittal as to whether the map and information are
adequate and complete.

B. If the director determines that the infor-
mation is not adequate or complete, the subdivider
may resubmit the information required in order to
complete processing.

C. If the information is found by the director
to be adequate and complete, the subdivider may
submit to the director copies of the tentative tract
map in accordance with Section 12.36.110. (Ord.
1352 § 1 (part), 1980: prior code § 21-5.4)

12.36.110  Filing.

The subdivider shall submit twenty copies of
the tentative tract map and a sepia and all other
information, with the prescribed filing fee, to the
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planning director. Upon such submittal and the
payment of the prescribed fee, the application shall
- be deemed to be filed. (Ord. 1352 § 1 (part), 1980:
prior code § 21-5.5)

12.36.120  Distribution and review.

When the tentative tract map is filed, the plan-
ning director shall transmit copies thereof to the
city engineer, fire chief, chief of police, director of
parks and recreation, persons in charge of cable
television, sewer, and water operations, and repre-
sentatives of Pacific Telephone and Telegraph
Company, Pacific Gas and Electric Company,
school districts having jurisdiction within the city,
adjacent cities, the Department of Transportation of
the state, San Mateo County Health Department,
and such other public agencies as the planning di-
rector deems advisable. Upon such transmittal, the
planning director shall advise each recipient that
comments regarding the tentative tract map must
be submitted to him or her within thirty days of the
date of transmittal. (Ord. 1352 § 1 (part), 1980:
prior code § 21-5.6)

12.36.130  Reports of consultants.

The planning director may engage the services.
of certain consultants to include, but not be limited
to the following: Engineering Geologist, Soil Engi-
neer, Landscape Architect and Seismologist. He or
she may request the consultants to review the plans
for the subdivision and to submit a written report.
The subdivider shall be responsible for reimburse-
ment of the city for any cost it incurs for use of any
consultants. (Ord. 1352 § 1 (part), 1980: prior code
§ 21-5.7)

12.36.140  Notice to school district.

A. Within ten days of the filing of the tenta-
tive tract map the planning director shall send a
notice of the filing of the map to the governing
board of any school district within the boundaries
of which the subdivision is proposed to be located.

B. Such notice shall contain information
about the location of the proposed subdivision, the
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number of units, density and other information
which would be relevant to the district.

C. If the governing board of the district fails
to respond within twenty working days of the date
on which the notice was mailed to the school dis-
trict for comment, such failure to respond shall be
deemed approval of the proposed subdivision.
(Ord. 1352 § 1 (part), 1980: prior code § 21-5.8)

12.36.150  Review by planning director.

When the review of the tentative tract map shall
have been completed the planning director shall
prepare a report on the following:

A. The conformance of the proposed subdivi-
sion with the general plan of the city and any rele-
vant specific plans which may have been adopted;

B. The conformance of the proposed subdivi-
sion to existing zoning for the area;

C. The design of lots, circulation facilities
and other features with relation to the following:

1. Adopted city policies;

2. The character of the land and the general
environment of the proposed subdivision;

3. Design standards of this article;
4. Numbering of lots and blocks;
5. Distances of existing buildings in relation

to each other and lot lines;

6.  Need for conservation easements;

7. Visual aesthetics of the subdivision and
aesthetic relationships between the subdivision and
surrounding area;

8.  Adequacy of building sites and designa-
tion of those sites which will require special review
when building permits are applied for;

9.  Appropriateness of lot lines and street
layout;

10. Driveway layouts;

11. Grading and drainage designs. (Ord. 1352
§ 1 (part), 1980: prior code § 21-5.9)

12.36.160  Review by city engineer.

A.  When the review of the tentative tract map
shall have been completed the city engineer shall
submit a report on the following:



1. The improvements required under the
provisions of this article;

2.  Adequacy of easements required for pub-
lic improvements, utilities and drainage;

3. Effect of the proposed subdivision and
any proposed grading in connection therewith on
development in the general area, adequacy of pro-
posed methods of handling drainage and storm wa-
ter runoff proposed by the subdivider, necessary
erosion control measures during and after grading;

4. Effects of the proposed subdivision on
other public improvements under the jurisdiction of
the city engineer:

5. Required improvement security for grad-
ing, maintenance or both;

6. Adequacy of water supply for domestic
purposes and fire protection for the proposed sub-
division;

7.  Adequacy of the sewage disposal system
proposed.

B. The report shall be mailed to the subdi-
vider and to each tenant of the subject property, in
the case of a proposed conversion of residential
real property to a condominium project, commu-
nity apartment project, or stock cooperative project
not less than three days prior to the hearing on the
application, except if and to the extent that the no-
tice is waived. Fees may be collected from the sub-
divider for expenses incurred under this subsection.
(Ord. 1418 § 11, 1983; Ord. 1352 § 1 (part), 1980:
prior code § 21-5.10)

12.36.170  Standard conditions of approval.
The following conditions are standard condi-
tions of approval of all tentative tract maps. Unless
specifically modified or waived pursuant to this
chapter, such conditions shall apply to the approval
of each tentative tract map. The planning commis-
sion, in approving any such map, shall require that
such approval be subject to all standard conditions
of approval as set forth in this section, except as
specifically waived or modified. Such conditions
shall be applicable to all tentative tract maps
deemed approved by operation of law for failure to
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take formal action within the period required by
law. The conditions are:

A. The city reserves the right to require the
subdivider to provide easements for public utilities
as needed.

B. Prior to recordation of the final tract map,
an improvement plan for public improvements
shall be submitted by the subdivider to the city for
review and comment.

C. Prior to recordation of the final tract map,
the subdivider shall submit to the city for review
and comment a schedule of development plan.

D. Prior to the recordation of the final tract
map, the subdivider shall enter into a master subdi-
vision agreement with the city.

E. Prior to the recordation of the final tract
map a final electrical plan for the installation of
street lights shall be submitted by the subdivider
for review and comment.

F. Prior to the recordation of the final tract
map, the subdivider shall submit to the city for re-
view and comment a landscape planting plan.

G. Prior to the recordation of the final tract
map, the subdivider shall submit to the city an ap-
praisal report which indicates the value of the im-
proved land as a result of the subdivision to deter-
mine in-lieu fees.

H. Prior to the recordation of the final tract
map the subdivider shall submit to the city a rec-
reation fee based upon the formula set forth in Sec-
tion 12.44.140.

1. Prior to the issuance of a city building
permit, a maintenance of landscaping agreement
shall be signed by the subdivider for the mainte-
nance of the proposed street trees, which agreement
shall run with the land and be binding upon succes-
sors in interest of the subdivider.

J. The city reserves the right to require full
replacement of existing curb, gutter and sidewalk
improvements along the frontage of the subdivi-
ston. (Ord. 1352 § 1 (part), 1980: prior code § 21-
5.11)
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12.36.180  Public hearing.

A. The planning director shall schedule a
public hearing at which the tentative tract map shall
be considered by the planning commission.

B. Not less than ten days before the public
hearing the planning director shall give notice of
the time and place thereof and a general description
of the location of the subdivision or proposed sub-
division by at least one publication in a newspaper
of general circulation printed and published in the
county and circulated in the city.

C. Not less than ten days prior to such public
hearing there shall be mailed, postage prepaid, a
notice of the time and place of such hearing and a
general description of the location of the subdivi-
sion or proposed subdivision to all persons whose
names and addresses appear on the last equalized
assessment roll as owning real property within
three hundred feet from the exterior boundaries of
the proposed subdivision. In the case of a proposed
conversion of residential real property to a condo-
minium project, community apartment project, or
stock cooperative project, such notice shall also be
given to each tenant of the subject property, and, in
addition to notice of the time and place of the pub-
lic hearing, shall include notification of the tenant’s
right to appear and the right to be heard. Fees may
be collected from the subdivider for expenses in-
curred under this section.

D. The planning commission shall conduct a
public hearing on the application for the tentative
tract map.

E. Failure to receive the notice required by
this section shall not invalidate any action taken
pursuant to this article. (Ord. 1418 § 12, 1983:
prior code § 21-5.12)

12.36.190  Passive or natural heating and
cooling.

A. The design of a subdivision for which a
tentative tract map is required shall provide, to the
extent feasible, for future passive or natural heating
or cooling opportunities in the subdivision.

B. Examples of passive or natural heating
and cooling opportunities in subdivision design
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include design of lot size and configuration to per-
mit orientation of a structure in an east-west align-
ment for southern exposure and to take advantage
of shade or prevailing breezes.

C. In providing for future passive or natural
heating or cooling opportunities in the design of a
subdivision, consideration shall be given to local
climate, to contour, to configuration of the parcel to
be subdivided, and to other design and improve-
ment requirements. Such provision shall not be
imposed so as to result in reducing allowable densi-
ties or the percentage of a lot which may be occu-
pied by a building or structure under the zoning
ordinance as applicable at the time of filing of the
tentative tract map.

D. The requirements of this section do not
apply to condominium projects which consist of
the subdivision of airspace in an existing building
when no new structures are added.

E.  For the purposes of this section, “feasible”
means capable of being accomplished in a success-
ful manner within a reasonable period of time, tak-
ing into account economic, environmental, social
and technological factors. (Ord. 1352 § 1 (part),
1980: prior code § 21-5.12.5)

12.36.200  Environmental review.

The planning commission shall not approve a
tentative tract map unless, with regard to the pro-
ject for which tentative tract map approval is
sought, it shall have determined pursuant to the
California Environmental Quality Act (CEQA), or
regulations promulgated thereunder:

A. That the project is exempt from CEQA;

B. That a negative declaration for the project
shall have been certified,;

C. That a final environmental impact report
(EIR) for the project shall have been reviewed,
considered and certified. (Ord. 1352 § 1 (part),
1980: prior code § 21-5.13(a))

12.36.210  Time limit.

A. Not later than fifty days after the filing of
the tentative tract map, the planning commission
shall approve, conditionally approve, or disapprove



it and shall report its action to the subdivider,
unless the subdivider shall have authorized an ex-
tension for such action in writing. The planning
commission shall comply with the time periods
referred to in Section 21151.1 of the Public Re-
sources Code, within the time limits set forth in this
section. However, if an environmental impact re-
port is prepared for the tentative tract map, the fifty
day period specified in this section shall not apply,
and the planning commission shall render its deci-
sion required by this section within forty-five days
after certification of the environmental impact re-
port.

B. No routine waiver of the time limits shall
be required as a condition of accepting the applica-
tion for the tentative tract map unless the routine
waiver is obtained for the purpose of permitting
concurrent processing of related approvals or an
environmental review on the same development
project.

C. At the time that the subdivider makes an
application for approval of a tentative tract map,
the planning director shall determine whether or
not the city is able to meet the time limits specified
by law for reporting and acting on maps. If the
planning director determines that the city will be
unable to meet such time limits, the city shall, upon
request of the subdivider and for the purpose of
meeting such time limits, contract or employ a pri-
vate entity or persons on a temporary basis to per-
form such services as necessary to permit the city
to meet such time limits. However, the city need
not enter into such a contract or employ such per-
sons if the planning director finds that (1) no such
entities or persons are available or qualified to per-
form such services or (2) the city would be able to
perform services in a more rapid fashion than
would any available and qualified persons or enti-
ties.

D. Such entities or persons may, pursuant to
an agreement with the city, perform all functions
necessary to process the tentative tract map and
final tract map and to comply with other require-
ments imposed pursuant to the Subdivision Map
Act and this chapter, except those functions re-
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served to the city council. The city may charge
subdividers fees in an amount necessary to defray
costs directly attributable to employing or contract-
ing with entities or persons performing services
pursuant to this section.

E. If no action is taken upon the tentative
tract map by the planning director within said fifty
day time period, or any authorized extension
thereof, the tentative tract map as filed shall be
deemed to be approved insofar as it complies with
other applicable requirements of the Subdivision
Map Act, this article, and this code. (Ord. 1418 §
13, 1983: prior code § 21-5.13(b))

12.36.220  Findings for approval.

After the conclusion of the public hearing the
planning commission shall approve the tentative
tract map if it makes all of the following findings:

A. The proposed tract map, together with the
provisions for its design and improvement, is con-
sistent with the general plan and any specific plan
as specified in Section 65451 of the Government
Code. This subsection shall not be applicable to
condominium projects or stock cooperatives which
consist only of the subdivision of airspace in an
existing structure unless such general plan contains
definite objectives and policies, specifically di-
rected to the conversion of existing buildings into
condominium projects or stock cooperatives.

B. The real property to be subdivided, and
each lot or parcel to be created is of such character
that it can be used safely for building purposes
without danger to health or peril from fire, flood,
geologic hazard or other menace;

C. Each lot or'parcel to be created will con-
stitute a buildable site and will be capable of being
developed in accordance with the applicable provi-
sions of the zoning ordinance;

D. The site is physically suitable for the type
and proposed density of development;

E. The design of the subdivision and im-
provements, and the type of improvements is not
likely to cause substantial environmental damage
or substantially and avoidably injure fish or wild-
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life or their habitat or to cause serious public health
problems:

F. The design of the subdivision or type of
improvements will not conflict with easements,
acquired by the public at large, for access through,
or use of, property within the proposed subdivision.
The planning commission may approve a map if it
finds that alternate easements for access or for use
will be provided, and that these will be substan-
tially equivalent to ones previously acquired by the
public. This subsection shall only be applicable to
easements of record or easements established by
judgment in a court of competent jurisdiction.
(Ord. 1418 § 14, 1983; Ord. 1352 § 1 (part), 1980:
prior code § 21-5.13(c))

12.36.230  Disapproval when.

The planning commission shall deny approval
of a tentative tract map if it makes any of the fol-
lowing findings:

A. That the proposed map is not consistent
with the general plan or any applicable specific
plan as specified in Section 65451 of the Govern-
ment Code. This subsection shall not apply to con-
dominium projects or stock cooperatives which
consist only of the subdivision of airspaces in an
existing structure unless such general plan contains
definite objectives and policies, specifically di-
rected to the conversion of existing buildings into
condominium projects or stock cooperatives.

B. That the design or improvement of the
proposed subdivision is not consistent with the
general plan or any applicable specific plan;

C. That the site is not physically suitable for
the type of development; o

D. That the site is not physically suitable for
the proposed density of development;

E. That the design of the subdivision or the
proposed improvements are likely to cause substan-
tial environmental damage or substantially and
avoidably injure fish or wildlife or their habitat;

F.  That the design of the subdivision or the
types of improvements is likely to cause serious
public health problems;
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G. That the design of the subdivision or the
type of improvements will conflict with easements
acquired by the public at large, for access through
or use of, property within the proposed subdivision,
and that no alternative easement for access or for
use will be provided which will be substantially
equivalent to ones previously acquired by the pub-
lic. (Ord. 1418 § 15, 1983; Ord. 1352 § 1 (part),
1980: prior code § 21-5.13(d))

12.36.240  Technical map deficiencies.

Where a map fails to meet or perform any re-
quirement imposed by the Subdivision Map Act or
by this chapter, the planning commission may nev-
ertheless approve the map if it finds that the failure
of the map is the result of a technical or inadvertent
error which, in its judgment, does not materially
affect the validity of the map. (Ord. 1352 § 1 (part),
1980: prior code § 21-5.13(¢c))

12.36.245  Tract maps considered pending
legislative amendments.
A. In determining whether to approve or dis-

approve an application for a tentative tract map, the
planning commission shall apply only the ordi-
nances, policies, and standards in effect at the date
the city has determined that the application is com-
plete pursuant to Section 65943 of the Government
Code.

B. However, if the city has formally initiated
proceedings by way of ordinance or resolution, in
accord with the procedures used by the city for
publication of ordinances, to amend applicable
general or specific plans, or zoning or subdivision
ordinances before it has received the completed
application, the planning commission may apply
any ordinances, policies, or standards enacted or
instituted as a result of those proceedings which are
in effect on the date the planning commission ap-
proves or disapproves the tentative tract map.

C. If the subdivision applicant requests
changes in applicable ordinances, policies, or stan-
dards in connection with the same development
project, any ordinances, policies, or standards



adopted pursuant to the applicant’s request shall
apply.

D. This section shall not apply to tentative
tract maps which were approved, conditionally ap-
proved, or disapproved prior to July 1, 1983.

E. This section shall be inoperative after
January 1, 1989. (Ord. 1418 § 16, 1983: prior code

§21-5.13(D)

12.36.250  Notification of commission action
by planning director.

Notice of approval, denial or conditional ap-
proval shall be mailed to the subdivider by the
planning director within ten days of the action on
the tract map. (Ord. 1352 § 1 (part), 1980: prior

code § 21-5.14)

12.36.260  Withdrawal of map.

A subdivider may withdraw the tentative tract
map application by transmitting written notice of
withdrawal to the planning director. No refund in
filing fee for any such withdrawal shall be made.
(Ord. 1352 § 1 (part), 1980: prior code § 21-5.15)

12.36.270  Time extensions.

A. An approved or conditionally approved
tentative tract map shall expire twenty-four months
after its approval or conditional approval.

B. The expiration of the approved or condi-
tionally approved tentative tract map shall termi-
nate all proceedings and no final tract map or all or
any portion of the real property included within the
tentative tract map shall be filed without first proc-
essing a new tentative tract map. Once a timely
filing is made, subsequent actions of the city, in-
cluding, but not limited to, processing, approving
and recording, may lawfully occur after the date of
expiration of the tentative tract map.

C. Upon application of the subdivider filed
prior to the expiration of the approved or condi-
tionally approved tentative tract map, the time at
which the map expires may be extended by the
planning commission for a period or periods not
exceeding a total of three years. If the planning
commission denies a subdivider’s application for
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extension, the subdivider may appeal to the city
council pursuant to Chapter 12.64.

D. The period of time specified in subsection
A shall not include periods of time described in
subsections (a) and (c) of Section 66452.6 of the
Government Code. (Ord. 1418 § 17, 1983: prior
code § 21-5.16)

12.36.280  Amendment.

An approved tentative tract map may be
amended by filing an application in map form and
in writing with the planning director. Such applica-
tion shall be processed in the same manner as an
original application for a tentative tract map. (Ord.
1352 § 1 (part), 1980: prior code § 21-5.17)
12.36.290  Final tract map—Processing
procedure.

The procedure for processing a final tract map
shall be as set forth in Chapter 12.40. (Ord. 1352 §
1 (part), 1980: prior code § 21-5.18)

12.36.300  Final tract map—Correction and
amendment.

A. After a final tract map is filed in the office
of county recorder, it may be amended by a certifi-
cate of correction or an amending map:

1.  To correct an error in any course or dis-
tance shown thereon; or

2.  To show any course or distance that was
omitted therefrom; or

3. To correct an error in the description of
the real property shown on the map; or

4. To indicate monuments set after the death,
disability or retirement from practice of the engi-
neer or surveyor charged with responsibilities for
setting monuments; or

5. To show the proper location or character
of any monument which has been changed in loca-
tion or character which originally was shown at the
wrong location or incorrectly as to its character; or

6. To correct any other type of map error or
omission as approved by the director of public
works which does not affect any property right.
Such errors and omissions may include, but are not
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limited to lot numbers, acreage, street names and
identification of adjacent record maps.

As used in this section, “error” does not include
changes in courses or distances from which an er-
ror is not ascertainable from the data shown on the
final tract map.

B. The amending map or certificate of cor-
rection shall be prepared and signed by a civil en-
gineer or land surveyor. An amending map shall
conform to the requirements of Section 66434 of
the Government Code. The amending map or cer-
tificate shall set forth in detail the corrections made
and show the names of the present fee owners of
the property affected by the correction or omission.
The map shall be filed with the planning director.

C. The amending map or certificate of cor-
rection certified by the city engineer and the plan-
ning director shall be filed with the county re-
corder. (Ord. 1352 § 1 (part), 1980: prior code §
21-5.19)
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Chapter 12.38
VESTING TENTATIVE MAP

Sections:
12.38.010  When vesting tentative map

may be filed—Processing.

12.38.020  Labeling of vesting tentative
map.

12.38.030  Effect of approval of vesting
tentative map.

12.38.040  Denials of permits, approvals,
ete.

12.38.050  Expiration of rights conferred
by vesting tentative map.

12.38.060  Amendment to vesting tentative
map.

12.38.070  Subdivisions whose intended
development is inconsistent with
the zoning ordinance.

12.38.090  Period of validity: rights
conferred by vesting tentative
map.

12.38.100  Application limited to
residential developments.

12.38.010  When vesting tentative map may

be filed—Processing.

A. A subdivider may file a vesting tentative
parcel map for any subdivision for which a parcel
map is required, or a vesting tentative tract map for
any subdivision for which a tentative tract map is
required.

B. A vesting tentative map shall be filed and
processed in the same manner as a tentative parcel
map or tentative tract map, as the case may be, ex-
cept as otherwise provided in this chapter. (Ord.
1461 § 5 (part), 1986)

12.38.020  Labeling of vesting tentative map.

At the time a vesting tentative map is filed it
shall have conspicuously printed on its face the
words “Vesting Tentative Map.” (Ord. 1461 § 5
(part), 1986)

513

12.38.010

12.38.030  Effect of approval of vesting
tentative map.

A. The approval or conditional approval of a
vesting tentative map shall confer a vested right to
proceed with development in substantial compli-
ance with the ordinances, policies and standards in
effect at the date that the application is complete,
except as provided in this section.

B. If the city has formally initiated proceed-
ings by ordinance or resolution, in accord with the
procedure used by it for publication of ordinances,
to amend applicable general or specific plans, or
zoning or subdivision ordinances before it has re-
ceived the complete application, the city shall ap-
ply any ordinances, policies, or standards enacted
or instituted as a result of those proceedings which
are in effect on the date the city approves or disap-
proves the tentative map.

C. If the applicant requires changes in appli-
cable ordinances, policies, or standards in connec-
tion with the same development project, any ordi-
nances, policies, or standards adopted pursuant to
the applicant’s request shall apply.

D. If Section 66474.2 of the Government
Code is repealed, such approval shall confer a
vested right to proceed with development in sub-
stantial compliance with the ordinances, policies,
and standards in effect at the time the vesting tenta-
tive map is approved or conditionally approved.
(Ord. 1461 § 5 (part), 1986)

12.38.040  Denials of permits, approvals, etc.

Notwithstanding Section 12.38.030, the city
council, board, commission, committee, or officer
of the city having jurisdiction over a permit, ap-
proval, extension, or entitlement may condition or
deny such permit, approval, extension, or entitle-
ment if it determines any one of the following:

A. A failure to do so would place the resi-
dents of the subdivision or the immediate commu-
nity, or both, in a condition dangerous to the health
or safety, or both.

B. The condition or denial is required, in or-
der to comply with state or federal law. (Ord. 1461
§ 5 (part), 1986)
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12.38.050  Expiration of rights conferred by
vesting tentative map.

The rights conferred by Section 12.38.030 shall
expire if a final map is not approved prior to expi-
ration of the vesting tentative map. If the final map
is approved, the rights conferred by Section
12.38.030 shall be subject to the periods of time set
forth in Section 12.38.080. (Ord. 1461 § 5 (part),
1986)
12.38.060  Amendment to vesting tentative
map.

Any time prior to the expiration of the vesting
tentative map, the subdivider, or his or her as-
signee, may apply for an amendment to the vesting
tentative map. (Ord. 1461 § 5 (part), 1986)
12.38.070  Swubdivisions whose intended
development is inconsistent with
the zoning ordinance.

A. Whenever a subdivider files a vesting ten-
tative map for a subdivision whose intended devel-
opment is inconsistent with the zoning ordinance in
existence at that time, that inconsistency shall be
noted on the map. Such a vesting tentative map
may be denied, or be approved conditioned on the
subdivider, or his or her designee, obtaining the
necessary change in the zoning to eliminate the
inconsistency.

B. If the change in the zoning ordinance is
obtained, the approved or conditionally approved
vesting tentative map shall, notwithstanding Sec-
tion 12.38.030, confer a vested right to proceed
with the development in substantial compliance
with the change in the zoning ordinance and the
map, as approved. (Ord. 1461 § 5 (part), 1986)
12.38.090  Period of validity: rights conferred
by vesting tentative map.

A. The rights conferred by a vesting tentative
parcel map shall last for two years beyond the re-
cording of the final map.

B. Where several final maps are recorded on
various phases of a project covered by a single
vesting tentative map, the initial time period shall
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begin for each phase when the final map for that
phase is recorded.

C. The initial time period shall be automati-
cally extended by any time used by the city for
processing a complete application for a grading
permit or for any architectural review permit, if the
time used by the city to process the application ex-
ceeds thirty days from the date that a complete ap-
plication is filed. Any time prior to the initial time
period provided by this section, the subdivider may
apply for a one-year extension.

D. If the subdivider submits a complete ap-
plication for a building permit during the time
specified in this section, the rights conferred by
Section 12.38.030 shall continue until the expira-
tion of the permit, or any extension of that permit
granted by the city. (Ord. 1461 § 5 (part), 1986)
12.38.100  Application limited to residential
developments.

This chapter applies only to residential devel-
opments. (Ord. 1461 § 5 (part), 1986)



Chapter 12.40
FINAL MAPS
Sections:
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12.40.010  Applicability.

The procedures set forth in this chapter shall
govern with regard to final parcel maps and final
tract maps. (Ord. 1352 § 1 (part), 1980: prior code
§ 21-6.1)

12.40.020  Form.

A. Reproduction Process. The final map shall
be legibly drawn, printed or reproduced by a proc-
ess guaranteeing a permanent record in black on
tracing cloth, and a reproducible photo mylar set to
assure permanent legibility, including certificates
with original signature on both the cloth and mylar
sets. The map shall be so made and in such condi-
tion when filed that clear, legible prints and nega-
tives can be made therefrom. After the final map is
recorded one set of reproducible photo mylars shall
be submitted to the city. The final map shall com-
ply with all provisions of the Subdivision Map Act.

B. Size. The size of each sheet shall be eight-
een inches by twenty-six inches. A marginal line
shall be drawn completely around each sheet, leav-
ing an entirely blank margin of one inch.
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C. Scale. The map shall be drawn according
to an engineer’s scale, and the scale of the map
shall be a minimum of one inch equals one hundred
feet, unless the city engineer and the planning di-
rector permit some other scale.

D. Street Numbering. If more that one sheet
is used to show the area being subdivided, then the
particular number of the sheet and the total number
of sheets comprising the map shall be stated on
each of the sheets, and its relation to each adjoining
sheet shall be clearly shown. When the final map
consists of more than two sheets, a key map show-
ing the relation of the sheets shall be included on
sheet numbered one.

E. Subdivision Identification. The subdivi-
sions name and number, scale and north point shall
be shown on each sheet.

F. Title Sheet Information. The title sheet
shall be page number one and shall contain the fol-
lowing information:

1. Title, comprising the subdivision name
and number, followed by the words: “City of San
Bruno, San Mateo County, California;”

2. Below the title shall be a subtitle consist-
ing of a general description of all the real property
being subdivided by reference to recorded deeds or
maps which have been previously recorded, or by
reference to the plat of a United States survey;

3. References to tracts and subdivisions in
the description, worded identically with original
records, and with complete references to the book
and page of record;

4.  Affidavits, certificates, acknowledgments,
endorsements, references to special reports, accep-
tances, dedications and notary seals required by
law;

5.  The basis of bearings used in the survey.

Where the size of a subdivision permits, in lieu
of a title sheet, the information prescribed above
may be shown on the same sheet as the final map.

G. Other Information. The final map shall
also show clearly and legibly the following addi-
tional information:

1. Boundary. The boundary of the subdivi-
sion designated by a one-eighth inch colored bor-
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der applied on the reverse side of the tracing and
inside the boundary line. Such border shall be of
such density to be transferred to a blue line print,
but shall not interfere with the legibility of any
data;

2. Survey Data.

a. Stakes, monuments, or other evidences
found on the ground to determine the boundaries of
the subdivision;

b.  Corners of all adjoining property identi-
fied by lot and block number, tract name, place of
record, or by section, township and range, or other
proper designation;

¢. All information, data and monuments nec-
essary to locate and retrace any and all exterior
boundary lines, lot, parcel or block lines;

d.  Bearings and distances of straight lines;

e. Radii, central angles, arc lengths and such
additional information as may be necessary to de-
termine the location of the center of curves and
tangent points, plus bearings, tangent distances and
radii, central angles and arc lengths of all lot lines;

f.  The center lines of all streets, if any, in
and adjoining the subdivision, indicating all the
permanent monuments found or placed and making
reference to a map or field book wherever the city
engineer has established such center line. If any
points were reset by ties, the sources and detail or
relocation data shall be stated;

3. Lots. All lots intended for sale or reserved
for private purposes, and all parcels offered for
dedication for any purpose, with all dimensions,
boundaries, and courses clearly shown and defined
in every case, and the lot area to the nearest one
hundredth of an acre. No ditto marks (*) shall be
used. Parcels offered for dedication but not ac-
cepted shall be designated by letter, and private
streets not offered for dedication, or offered but not
accepted for dedication shall have the words: “Not
a Public Street.” Each block in its entirety shall be
shown on one sheet. Where adjoining blocks ap-
pear on separate sheets, the street adjoining both
blocks shall be shown on both sheets complete with
center line and property line data. Lots shall be
numbered in consecutive sequence beginning with
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the number one, with no omissions or duplications
throughout the subdivision. The numbers shall be
solid and of sufficient size and thickness to stand
out, shall be raised so as not to obliterate any figure
and shall not be enclosed in any design;

4.  Streets and Sidewalks. The location of
streets and sidewalks, the names of streets, the total
width of each street and sidewalk, and the width on
each side of the centerline, the width of the portion
of the street or sidewalk being dedicated, and the
width of the existing dedication, if any, within the
subdivision;

5. Other Rights-of-Way. The location and
widths of any other rights-of-way within the subdi-
vision;

6. Easements. The side lines of all ease-

ments, public and private, to which the lots are sub-
ject. Each easement must be clearly labeled and
identified as to nature and purpose and, if already
of record, its recorded reference given. If any
easement is not definitely located and of record, a
statement of such easement must appear on the title
sheet. Easements shall be denoted by fine dotted
lines. Distances and bearings on the side lines of
lots which are cut by easements must be so shown
that the map will indicate clearly the actual length
of the lot lines. The width of the easement and the
lengths and bearings of the lines thereof, and suffi-
cient ties thereto to definitely locate the easement
with respect to the subdivision shall be shown;

7.  Utilities. The locations and width of utili-
ties rights-of-way within the subdivision, indicating
the name and type of utility;

8.  Access. Any limitations on the right of
access to and from streets, lots and other parcels of
land. The location and widths of any non-access
strips and reserve strips shall not be shown;

9. City Boundaries. All city boundaries
crossing or adjoining the subdivision clearly desig-
nated and located. (Ord. 1418 § 18, 1983; Ord.
1352 § 1 (part), 1980: prior code § 21-6.2)

12.40.030 = Multiple maps.
A. Multiple final maps relating to an ap-
proved or conditionally approved tentative map



may be filed prior to the expiration of the tentative
map if the subdivider shall have informed the plan-
ning director at the time the tentative map was filed
of his or her intention to file multiple final maps on
such tentative map.

B. In providing such notice, the subdivider
shall not be required to define the number or con-
figuration of the proposed multiple final maps.

C. The filing of a final map on a portion of
an approved or conditionally approved tentative
map shall not invalidate any part of such tentative
map. (Ord. 1352 § 1 (part), 1980: prior code § 21-
6.3)

12.40.040  Certificates.

Subject to the requirements and limitations of
the Subdivision Map Act, the following certificates
shall appear on the final map:

A. Consent of Persons with Property Inter-
ests. A certificate, signed and acknowledged by all
parties having any record title interest in the real
property being subdivided, consenting to the prepa-
ration and recordation of the final map is required,
except as follows:

1. Neither a lien for state, county, municipal,
or local taxes, nor for special assessments, nor a
trust interest under bond indentures, nor mechan-
ics’ liens constitute a record title interest for pur-
poses of this article.

2.  The signature of either the holder or bene-

ficial interest under trust deeds of the trustee under

such trust deeds, but not both, may be omitted. The
signature of either shall constitute a full and com-
plete subordination of the lien of the deed of trust
to the map and any interest created by the map.

3.  Signatures of parties owning the following
types of interests may be omitted if their names and
the nature of their respective interests are stated on
the final map:

a. Rights-of-way, easements or other interest
which cannot ripen into a fee, except those owned
by a public utility, or subsidiary of a public utility
for conveyance to such public utility for rights-of-
way. If, however, the advisory agency determines
that division and development of the property en-
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tity or public utility right-of-way or easement, the
signature of such public entity or public utility may
be omitted. Where such determination is made, the
subdivider shall send, by certified mail, a sketch of
the proposed final map, together with a copy of this
section and Section 66436 of the Government
Code, to any public entity or public utility which
has previously acquired a right-of-way or ease-
ment.

If the public entity or utility objects to either (i)
recording the final map without its signature; or (ii)
the determination of the advisory agency that the
division and development of the property will not
unreasonably interfere with the full and complete
exercise of its right-of-way or easement, it shall so
notify the subdivider and the advisory agency
within thirty days after receipt of the materials
from the subdivider.

If the public entity or utility objects to re-
cording the final map without its signature, the
public entity or utility so objecting may affix its
signature to the final map within thirty days of fil-
ing its objection with the advisory agency.

If the public entity or utility either (i) does not
file an objection with the advisory agency; or (ii)
fails to affix its signature within thirty days of fil-
ing its objection, to recording the map without its
signature, the city may record the final map with-
out such signature.

If the public entity or utility files an objection
to the determination of the advisory agency that the
division and development of the property will not
unreasonably interfere with the exercise of its
right-of-way or easement, the advisory agency
shall set the matter for public hearing to be held not
less than ten nor more than thirty days of receipt of
the objection. At such hearing the public entity or
public utility shall present evidence in support of
its position that the division and development of
the property will unreasonably interfere with the
free and complete exercise of the objector’s right-
of-way or easement.

If the advisory agency finds, following such
hearing, that the development and division will in
fact unreasonably interfere with the free and com-
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plete exercise of the objector’s right-of-way or
easement, it shall set forth those conditions
whereby such unreasonable interference will be
eliminated and upon compliance with such condi-
tions by the subdivider, the final map may be re-
corded with or without the signature of an objector.
If the advisory agency finds that the development
and division will in fact not unreasonably interfere
with the free and complete exercise of the objec-
tor’s right-of-way or easement, the final map may
be recorded without the signature of the objector,
notwithstanding its objections thereto.

Failure of the public entity or utility to file an
objection pursuant to this subsection shall in no
way affect its rights under a right-of-way or ease-
ment.

As used herein, “advisory agency” shall mean
the planning director, in the review of a parcel
map, and the planning commission, in the review
of a tract map.

b. Rights-of-way, easements or reversion,
which by reason of changed conditions, long disuse
or laches appear to be no longer of practice use or
value and signatures are impossible or impractical
to obtain. A statement of the circumstances pre-
venting the procurement of the signatures shall also
be stated on the map.

c. Interests in or rights to minerals, including
but not limited to oil, gas or other hydrocarbon
substances.

4. Real property originally patented by the
United States or by the state of California, which
original patent reserved interest to either or both
such entities, may be included in the final map
without the consent of the Unites States or the state
of California thereto, or to dedications made
thereon.

B. Dedication Certificate. A certificate
signed and acknowledged as above, offering for
dedication for public use any streets required to
serve the subdivision and any other parcels of land
or easements which the subdivider desires or is
required to dedicate, subject to such reservations as
may be contained in any such offer. An offer of
dedication for street or highway purposes may in-

clude a waiver of direct access to any such street or
highway from any property shown on the final map
as abutting thereon.

C. Engineer’s Certificate. A certificate by the
civil engineer or land surveyor responsible for the
survey and final map, giving the date of the survey
and stating that the survey is true and complete, as
shown. The certificate shall also state that the
monuments are of the character noted and occupy
the positions indicated, or that they will be set in
such positions at such time as agreed upon, and that
the monuments are or will be sufficient to enable
the survey to be retraced. The signature of the civil
engineer or land surveyor, unless accompanied by
his or her seal, must be attested.

D. Certificate of City Engineer. A certificate
for the execution of the city engineer stating that:

1. He or she has examined the map;

2. The subdivision as shown is substantially
the same as it appeared on the approved tentative
tract map or tentative parcel map, and any ap-
proved alteration thereof;

3. That all provisions of the Subdivision
Map Act and of this chapter applicable at the time
of approval of the tentative map have been com-
plied with;

4.  He or she is satisfied that the map is tech-
nically correct.

E. City Clerk’s Certificate. In the case of a
final tract map, a certificate for execution by the
city clerk, stating that the city council has found the
final tract map to conform substantially with the
approved tentative tract map, has approved the fi-
nal tract map, and accepted or rejected on behalf of
the public any parcels of land offered for dedica-
tion for public use in conformity with the terms of
the offer of dedication.

F. County Recorder’s Certificate. A certifi-
cate for execution by the county recorder stating
the map has been recorded in the Official Records
of San Mateo County. (Ord. 1418 § 19, 1983; Ord.
1352 § 1 (part), 1980: prior code § 21-6.4)
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Any parcels or easements on land shown on
any final map and intended for general public use
shall be offered for dedication for public use prior
to the approval of the final map. Such dedication
shall be made on the map or by separate instru-
ment, which instrument shall be recorded. Parcels
or easements not to be offered for sale or reserved,
or both, for the exclusive use of lot owners in the
subdivision, their licensees, visitors, tenants and
servants, or intended for other specific uses, shall
be so designated. (Ord. 1352 § 1 (part), 1980: prior
code § 21-6.5)

12.40.060  Survey requirements.

A. General. A complete and accurate survey
of the land to be subdivided shall be made by a
civil engineer or land surveyor in accordance with
the standard practices and principles of land sur-
veying.

B. Limits of Error. The traverse of the exte-
rior boundaries of the subdivision, and of each
block when computed from field measurements of
the ground, must close within a limit or error of
one foot to ten thousand feet of perimeter before
balancing survey.

C. Coordinate System. Wherever the city
engineer has established a system of coordinates,
the survey shall be tied into such system.

D.
property lines, centerlines of streets and easements
adjoining or within the subdivision shall be tied
into the survey.

E. Monuments.

1. Placement. In making the survey of the
subdivision, the surveyor shall set sufficient per-
manent monuments so that the survey, or any part
thereof, may be readily retraced. Such monuments
shall be set along the exterior boundaries of the
subdivision at intervals not exceeding five hundred
feet and shall be placed at the angle points on the
exterior boundary lines of the subdivision, at the
intersections of centerlines of streets, and at the
beginnings and ends of curves on the centerlines of
streets and at such other points as may be required

Streets and Easements. All monuments,.
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by the director of public works. Monuments may
be placed on offset lines. Due consideration shall
be given to visibility of monuments from each
other. The monuments in the street areas shall be
set so that tops are at least seven and one-half
inches below the top of finished pavement grade
and enclosed in cast iron receptacles, with cast iron
covers of a type acceptable to the city engineer.
The receptacles shall be set flush with the top of
the finished pavement grade and supported inde-
pendently of the monument. Monuments at other
locations shall not be placed until all grading is
complete and then shall not be set less than eight
inches below finished grade unless otherwise di-
rected by the city engineer.

2. Timing of Placement. Monuments and
benchmarks may be set after approval of the final
map, but not later than the time of completion of
subdivision improvements, if any. If the monu-
ments are set after approval of the final map, a cash
deposit or approved bond in an amount established
by the city engineer shall be posted with the city
clerk, guaranteeing such work. All monuments and
their location shall be subject to inspection and ap-
proval by the city engineer.

3. Size and Materials. Monuments shall be
either galvanized iron pipe, not less than two
inches in diameter and thirty-six inches long; or
reinforced concrete posts six inches by six inches
in cross-section or six inches in diameter and thirty
inches long, or an equally durable alternative when
approved by the city engineer. All monuments shall
have a copper plate or disc securely attached to the
top of the monument with a copper dowel or cop-
per nail set in concrete or approved alternate device
permanently marking the exact center. The regis-
tration or license number of the engineer or sur-
veyor shall be stamped on the copper plate or disc.

4.  Setting of Benchmarks. Permanent eleva-
tion benchmarks, of a type approved by the city
engineer referring to the city datum or to mean sea
level datum as established by the United States
Coast and Geodetic Survey shall be set in the
amount and locations satisfactory to the city engi-
neer.
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5. Replacement of Monuments and Bench-
marks. Any monument or benchmark, required by
this chapter, which is disturbed or destroyed before
acceptance of all improvements shall be replaced
by the subdivider.

F. Lot Corner and Angle Point Markers. Lot
corner and angle point markers shall be galvanized
pipe or pin, not less than one inch in diameter and
twenty-four inches long. They shall be driven flush
with the surface of the ground at each lot corner,
angle point and curve point where no monument is
set. The registration or license number of the civil
engineer or surveyor shall be stamped in an ap-
proved metal tag which shall be affixed to such
markers. Any lot corner or angle point marker dis-
turbed or destroyed before acceptance of all im-
provements shall be replaced by the subdivider.
(Ord. 1352 § 1 (part), 1980: prior code § 21-6.6)

12.40.070  Filing.

Upon the filing of the final map, the subdivider
shall pay the required fee and post the required de-
posit with the city and shall submit to the city engi-
neer the following information and materials:

A. Three complete sets of blue line or black
and white prints of the final map of the subdivision
for checking purposes;

B. A traverse sheet in a form approved by the
director of public works giving latitudes, depar-
tures and coordinates, and showing the mathemati-
cal closure and area calculations;

C. Complete field notes, in a form satisfac-
tory to the director of public works, showing refer-
ences, ties, locations, elevations and other neces-
sary data relating to monuments and benchmarks
set in accordance with the requirements of this
chapter shall be submitted to the city engineer and
retained by the city as a permanent record;

D. A statement that all improvements have
been completed in accordance with the plans and
specifications as approved by the city engineer, or
that the subdivider intends to install such im-
provements and will enter into agreements and post
improvement security as required by this article;
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E. If the plans, profiles, cross-sections, and
specifications, estimates and design calculations,
such as storm drain runoff, have not been previ-
ously submitted and approved by the city engineer,
the subdivider shall submit three complete sets
thereof, including one copy of the specifications,
estimates and design calculations;

F.  Three copies of conditions, covenants and
restrictions, if any;

G. Letters from all public utilities indicating
the adequacy and location of the public utility
easements. (Ord. 1352 § 1 (part), 1980: prior code
§ 21-6.7)

12.40.080  Review by city engineer.

A. The city engineer shall review the final
map for the following:

1. Sufficiency of affidavits and acknowl-
edgments;

2. Correctness of survey data, mathematical
data and computations;

3.  Compliance with the provisions of the
Subdivision Map Act and this article;

4. Sufficiency and adequacy of public utility
easements as evidenced by certification of such
easements by the affected private utilities or public
agencies.

B. One copy of the final map shall be re-
turned to the subdivider with notations as to errors
or omissions or a statement by the city engineer
that the final map is correct. The subdivider shall
thereafter submit to the city engineer for transmittal
to the city council and city clerk the original trac-
ings and a complete set of blue line prints on cloth
with legible original signatures on both the tracings
and the prints. If the final map is found to be cor-
rect, the data shown thereon and submitted
therewith are sufficient, and all applicable provi-
sions of the Subdivision Map Act and this article
have been complied with, the city engineer shall,
within twenty days from the time the corrected fi-
nal map was submitted to him or her by the subdi-
vider, certify his or her approval on the original
tracing and blue line cloth print of the map. (Ord.
1352 § 1 (part), 1980: prior code § 21-6.8)



12.40.090  City council review.

A.  After the final tract map has been checked
and approved as provided in Section 12.40.080,
and when all certificates, except for the approval
certificate of the city clerk appearing on the final
tract map have been signed and, where necessary,
acknowledged, the city engineer shall transmit the
final tract map to the city clerk for action by the
city council.

B. The city council shall at the meeting at
which it receives the map, or at its next regular
meeting, approve the final tract map if the map
meets the requirements and conditions which were
applicable to the subdivision at the time of ap-
proval of the tentative map imposed by the Subdi-
vision Map Act and by this article. The date the
final map is deemed filed with the city council is
the date of the meeting of the city council at which
it receives the map. The foregoing time limit may
be extended by mutual consent of the city council
and the subdivider.

C. The city council shall not approve the fi-
nal map unless it finds that the proposed subdivi-
sion, together with the provisions for its design and
improvement, is consistent with the general plan of
the city or any applicable specific plan. The city
council shall deny approval of the final tract map if
it makes any of the findings set forth in Section
12.36.230. Any such disapproval shall be accom-
panied by a finding identifying the requirements or
conditions which have not been met or performed.

D. The city council shall not approve a final
map for a subdivision to be created from the con-
version of residential real property into a condo-
minium project, a community apartment project, or
a stock cooperative project, unless it finds all of the
following:

1. Each of the tenants of the proposed con-
dominium, community apartment project or stock
cooperative project has received, pursuant to Sec-
tion 66452.9 of the Government Code, written noti-
fication of intent to convert at least sixty days prior
to the filing of a tentative map.
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2. Each such tenant, and each person apply-
ing for the rental of a unit in such residential real
property has, or will have, received all applicable
notices and rights now or hereafter required by the
Subdivision Map Act, Chapters 2 and 3.

3. Each tenant has received ten days’ written
notification that an application for a public report
will be, or has been submitted to the Department of
Real Estate of the State of California, and that such
report will be available upon request.

4. Each of the tenants of the proposed con-
dominium, community apartment project, or stock
cooperative project has been, or will be, given one
hundred eighty days’ written notice of intention to
convert prior to termination of tenancy due to the
conversion or proposed conversion.

5.  Each of the tenants of the proposed con-
dominium, community apartment project, or stock
cooperative project has been, or will be, given no-
tice of an exclusive right to contract for the pur-
chase of his or her respective unit upon the same
terms and conditions that such unit will be initially
offered to the general public or on terms more fa-
vorable to the tenant. The right shall run for a pe-
riod of not less than ninety days from the date of
issuance of the subdivision public report pursuant
to Section 11018.2 of the Business and Professions
Code, unless the tenant gives prior written notice of
his or her intention not to exercise the right.

The provisions of subparagraphs 1, 2, and 3 as
to required written notice to tenants shall be
deemed satisfied if such notices comply with the
legal requirements for service by mail.

E. Concurrently with the approval of the fi-
nal tract map the city council shall accept or reject
such offers of dedication as it deems advisable. As
a condition precedent to the acceptance of any
roads or streets, pedestrian ways, drainage chan-
nels, easements, and other rights-of-way, the city
council shall require the subdivider, at his or her
option, to either improve, or in writing agree to
improve the streets, pedestrian ways, drainage
channels, easements, and other rights-of-way in the
subdivision. (Ord. 1418 § 20, 1983; Ord. 1352 § 1
(part), 1980: prior code § 21-6.9(a))
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12.40.100  Documents transmitted to city
clerk.

The documents listed in this section shall be
transmitted to the city clerk at the time the final
tract map is transmitted for action by the city coun-
cil.

A. Certificate Regarding Tax Lien. Prior to
the filing of the final tract map with the city coun-
cil, the subdivider shall file the certificates and
documents set forth in Sections 66492 through
66494, inclusive, of the Government Code, or any
amendments thereto, relating to taxes, assessments
and liens.

B. Improvement Agreement. In the event that
the improvements required under this article have
not been installed to the satisfaction of the city en-
gineer at the time of the filing of the final map, the
subdivider shall execute and file with the city clerk
an agreement between himself or herself and the
city providing that within a specific period to be
determined by the city engineer he or she shall
construct to completion all improvements and work
in accordance with plans on file with and to the
satisfaction of the city engineer. Such agreement
shall require the subdivider to be responsible for
control of erosion on the site of the subdivision and
to prevent its entry into the storm drainage system.
The subdivider shall submit to the city engineer a
plan for such erosion control prior to the considera-
tion of the final map. The improvement agreement
shall also prescribe that the subdivider shall repair
any damage to a public road, street and any other
public or private property or improvement which
results from or is incidental to the construction of
improvements in the subdivision, or that, in lieu of
making such repairs, the subdivider shall pay to the
owner or to the city the full cost thereof. The sub-
divider shall file with the city clerk, at the same
time, a performance bond or other improvement
security as required pursuant to Chapter 12.48.

C. Title Guarantee. The subdivider shall fur-
nish a guarantee of title or a letter from a compe-
tent title company certifying that the signatures of
all persons whose consent is necessary to pass a
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clear title to the land being subdivided and all ac-
knowledgments thereto appear on the proper cer-
tificates and are correctly shown on the map, both
as to the consents to the making of such map and
the affidavits of dedication, where necessary. Such
guarantees shall be issued for the benefit of the city
and shall continue to be in effect up to the time of
recordation of the map._.

D. Deeds. The subdivider shall furnish grant
deeds for any land or easements required as part of
the subdivision which are not shown on the final
tract map. (Ord. 1352 § 1 (part), 1980: prior code §
21-6.9(b))

12.40.110  Transmittal to county officials.

A. Subsequent to the approval of the final
tract map by the city council, the city clerk or a
designated representative thereof shall transmit the
final tract map to the clerk of the board of supervi-
sors for ultimate transmittal to the county recorder.

B. The city clerk shall transmit final parcel
maps approved by the city directly to the county
recorder. (Ord. 1418 § 21, 1983: prior code § 21-
6.10)

12.40.120  Recordation. ,
A. The city clerk shall present to the county
recorder evidence that upon the date of recording
as shown by public record the parties consenting to
the recordation of the map are all the parties having
record title interest in the subdivision whose signa-
tures are required pursuant to the Subdivision Map
Act and this article. There shall be filed with the
county for recording, the original tracings and one
complete set of blue line prints on cloth showing
all certificates, affidavits and original signatures.
All recording fees shall be paid by the subdivider.
B. After recording, two sets of blue line or
black line prints on cloth and one set of reproduci-
ble tracing on mylar shall be procured for the city
and shall be paid for by the subdivider. In addition,
two copies of such recorded conditions, covenants
and restrictions as the subdivider may have caused
to have been recorded shall be included with the



sets of blue or black line prints. (Ord. 1352 § 1

(part), 1980: prior code § 21-6.11)

12.40.125  Final maps rejected by county
recorder.

A. If the county recorder rejects a final tract
map or final parcel map for filing, the city clerk,
upon receipt of a mailed notice of such rejection,
shall place the map on the agenda of the next regu-
lar meeting of the city council. The city council
shall, within fifteen days thereafter, rescind its ap-
proval of the map and return the map to the subdi-
vider unless the subdivider presents evidence that
the basis for the rejection by the county recorder
has been removed.

B. The subdivider may consent to a continu-
ance of the matter; however, the prior approval of
the city council shall be deemed rescinded during
any period of continuance. (Ord. 1418 § 22, 1983:
prior code § 21-6.10) '
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Chapter 12.44
IMPROVEMENT STANDARDS
Sections:

12.44.010  Submittal of improvement
plans.

12.44.020  Adoption of standard
specifications.

12.44.030  Street standards.

12.44.040  Continuation of streets.

12.44.050  Intersections.

12.44.060  Street stubs.

12.44.070  Street improvements.

12.44.080  Sanitary sewers.

12.44.090  Storm drainage.

12.44.100  Water system.

12.44.110  Utilities.

12.44.120  Landscaping of common green
areas.

12.44.130  Other improvements.

12.44.140  Dedication of land for park and
recreational purposes.

12.44.150  Street lighting standards.

12.44.010  Submittal of improvement plans.

Improvement plans shall be submitted on
twenty-four-inch by thirty-six-inch standard plan
sheets. Drawings shall become the property of the
city and shall have the standard city title block lo-
cated in the bottom right hand corner. Layout
sheets shall be on the plan and on three-line pro-
files. As-built drawings shall be provided. All plans
shall be subject to the approval of the city engineer.
(Ord. 1352 § 1 (part), 1980: prior code § 21-7.1)
12.44.020  Adeption of standard
specifications.

The design and improvement of subdivisions
shall be govemned by the standard specifications of
the city. The subdivider shall have the obligations
of a contractor under such standard specifications
except those provisions which by their nature could
only be applicable to contracts between the city and
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a contractor for public works. (Ord. 1352 § 1 (part),
1980: prior code § 21-7.2)

12.44.030  Street standards.

In addition to the standard specifications, the
design and improvement of streets, sanitary sewers,
storm drainage, waste systems, utilities and land-
scaping shall be governed by the provisions of Sec-
tions 12.44.050 through 12.44.150, inclusive. (Ord.
1352 § 1 (part), 1980: prior code § 21-7.3)

12.44.040  Continuation of streets.

All streets shall, as far as practicable, be in
alignment with existing adjacent streets by con-
tinuations of the centerlines thereof or by adjust-
ments by curves. Streets shall be in general con-
formity with the general plan for the most advanta-
geous development of the area adjacent to the sub-
division. (Ord. 1352 § 1 (part), 1980: prior code §
21-7.4)

12.44.050  Intersections.

Streets shall intersect one another at any angle
as near to a right angle as practicable. (Ord. 1352 §
1 (part), 1980: prior code § 21-7.5)

12.44.060  Street stubs.

Where necessary to provide access to, or permit
a satisfactory future subdivision of adjoining land,
streets shall extend to the boundary of the subdivi-
sion. The resulting deadend streets shall have a
temporary turn-around. Control of access across
such deadend streets shall be vested in the city by
dedication of a one-foot nonaccess strip across the
entire right-of-way width. In all other cases a turn-
around having a minimum radius of forty feet shall
be required. (Ord. 1352 § 1 (part), 1980: prior code
§ 21-7.6)



12.44.070  Street improvements.
A. Type of Street.

Type Right-of- Curb Traffic
Way Width Width Index

Major 96 feet 74 feet 8+
Collector 66 feet 48 feet 7
with Bike
Lanes
Collector 60 feet 40 feet 6
Minor 50 feet 36 feet 5
Major Indus- 60 feet - 40 feet 8
trial Without
Parking
Minor Indus- 50 feet 36 feet 7
trial Without
Parking
Residential Radius-50 Radius-
Cul-de-sacs feet 40 feet
Industrial Radius-60 Radius-
Cui-de-sacs feet 50 feet

B. Determination of Type of Street. Type of
street may be determined from the following:

Tributory . Traffic

Dwelling (Average Daily

Units Traffic) Type

Up to 200 1,400 Minor

200 to 700 5,000 Collector

In excess of 700 1,500 per hour Major
(directional)

C. Pavement Design. The state of California
method for flexible pavement design shall be util-
ized. Aggregate base “R” value shall be a mini-
mum of seventy-cight. Aggregate sub-base “R”
value shall be a minimum of fifty. Minimum
pavement shall be three inches asphalt concrete
over eight inches Class II aggregate base, or full
depth asphalt concrete, minimum six inches.

D. Street Improvements—Nonindustrial
Streets. All nonindustrial streets shall include the
following improvements:
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1. Asphalt concrete paving on a rock base or
full depth asphalt concrete;

2. Curb and gutter;

3.  Sidewalk;

4.  Electroliers;

5.  Street trees;

6. Monuments;

7.  Street signs;

8.  Handicap ramps;

9.  Driveways;

10. Storm drainage facilities;

11. Sanitary sewer facilities;

12. Water facilities;

13. Cable television facilities. _
E. Street Improvements—Industrial Streets.

Industrial streets shall have the same improvements
as set forth in subsection D, with the exception of
sidewalk, handicap ramps and street trees. In addi-
tion, industrial streets shall have landscaping.

F. Design Speed (Minimum,).

- 1. Flatland—(less than five percent grade)—
Major and collector strects—thirty-five miles per
hour; Others—thirty miles per hour.

2. Hillside—(greater than five percent
grade)—Major and collector streets—thirty miles
per hour; Others—twenty-five miles per hour.

3. Since there is a wide variance of terrain
within the above grade limits the design speeds are
to be construed as minimum and shall be exceeded
where practicable.

G. Vertical Curves on Centerline.

1. The summit and sag shall provide stop-
ping sight distance for the appropriate design

speed.
2. Reverse vertical curves are permitted.
H. Horizontal Curves.

1. Minimum curve radius shall be as fol-
lows:

a.  Major—seven hundredfeet;

b. Collector—four hundred feet;

c.  Minor—two hundred fifty feet;

d. Absolute minimum—one hundred fifty
feet.

2. Minimum tangents:
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a. Reverse curves are permitted on minor
streets. There shall be a one-hundred foot minimum
on all others.

b. From the end of curvature to the center-
line of intersecting street—one hundred feet.

¢. Compound curves shall be avoided.

1. Intersection Design. Intersections shall be
designed with a minimum distance of one hundred
fifty feet between intersections. “T” intersections
shall be avoided where possible.

J. Monumentation. Monumentation shall be
located on the centerline or on an offset as permit-
ted by the city engineer. It shall be required at each
beginning of curve, end of curve or intersection of
streets, and where required to permit sight distance.

K. Grades.

1. The normal minimum shall be one percent
after settlement.

2. The absolute maximum for minor streets
shall be fifteen percent.

3. The absolute maximum for major streets
shall be twelve percent.

L. Curb Radius. The minimum curb radius
shall be twenty feet to the face of the curb.

M. Sidewalks.

1. Sidewalk, curb and gutter shall be mono-
lithic.

2.  Transverse grade shall be one-fourth inch
per foot.
3. Concrete shall be a minimum of twenty-

five hundred pounds per square inch.

4. Width shall be a minimum of five feet
from the face of the curb.

5. Sidewalk thickness shall be four inches;
residential and commercial driveways shall be six
inches.

6. Expansion joints or deep score shall be at
twenty feet on center and expansion joints with
dowels at returns.

7. There shall be a four-inch minimum of
base rock under the sidewalk and six-inch mini-
mum under the curb and gutter.

N. Timing of Construction of Streets. Con-
struction of all public streets within a subdivision
shall be completed prior to commencement of con-
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struction of any building within such subdivision.
(Ord. 1352 § 1 (part), 1980: prior code § 21-7.7)

12.44.080  Sanitary sewers.

A. Design Criteria for Vitrified Clay Pipe.

1. The coefficient of friction “N” shall be
0.013.

2. The minimum velocity shall be two feet
per second.

3. The maximum velocity shall be ten feet
per second.

4.  Flow factors shall be as follows:

Land Use Peak Design Flow Factor
(cubic feet/second/acre)

Single family 0.0065
Multifamily 0.0115
Commercial 0.0065
Light Industrial 0.0080
Heavy Industrial 0.0100
Other Determined individually

5. Design shall include the full peak flow for

the contributory area.,

B. Slopes of Collector Lines.
Size Minimum slope
47 2.00%
6” 0.65%
8” 0.44%
107 0.33%
12» 0.26%
15~ 0.19%
18” 0.12%
217 0.10%
24> 0.08%
277 0.068%

C. Laterals.

1. Lateral serving single-family residences
shall have a minimum diameter of four inches.

2. Laterals serving multifamily residences
shall have a minimum diameter of six inches.



3. The minimum cover at the property line
shall be three and one-half feet.

4.  Cleanout shall be required at the property
line.

D. Minimum Size for Mains.

1.  The minimum size for mains in residential
areas shall be six inches.

2. The minimum size for mains in commer-
cial and industrial areas shall be eight inches.

E.  Other Requirements.

1. Sewer easements shall be a minimum of
ten feet wide.

2. Sewers shall be located in the street.

3. Manholes shall be spaced not more than
three hundred feet apart. They shall be eccentric.

4. The minimum cover over a main shall be
five feet.
5. A minimum clearance of one foot shall be

maintained between the sewer and crossing pipes,
and fifteen-foot minimum horizontal from water
lines.

6. A 0.2 foot drop shall be allowed around a
ninety degree bend in a manhole.

7.  Stubs shall be provided for future exten-
sions.
8.  Direction or size shall be changed only at

a manhole.

9. The minimum radius of curvature of the
centerline of the pipe shall not be less than three
hundred feet without approval of the city engineer.

10. Flushing inlets are required on all deadend
lines, whether in a cul-de-sac or at a deadend street,
except where the line is terminated at a manhole.
Flushing inlets shall be located not more than one
hundred fifty feet from a manhole. Lines shall be
constructed through the development to upstream
properties and shall include capacity for the up-
stream area.

11. Drop manholes shall be required where
sewer lines do not channelize through the bottom
of the manhole. (Ord. 1352 § 1 (part), 1980: prior
code § 21-7.8)
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12.44.090  Storm drainage.

A. The rainfall intensity curve shall be based
on the city standard rainfall intensity curves.

B. The street storm drain system shall be de-
signed to withstand a twenty-five-year storm.
Sumps, creeks and open waterways shall be de-
signed to withstand a one-hundred-year storm.

C. Culverts and storm drains shall be de-
signed with the hydraulic grade line six inches be-
low the flow line of the curb and appurtenance to
avoid serious damage from a fifty-year storm.

D. Hydrology:

1. For watersheds of less than five hundred
acres, the quantity of flow concentrating at the des-
ignated point shall be calculated by the modified
rational method, taking into consideration topog-
raphical, soil and vegetation conditions; existing
and probable improvements in watershed; size of
watershed and intensity of precipitation.

2. Inlet time or the time involved in the
transportation of water from the initial point of
concentration in the watershed to the design point
through the use of gutters, culverts, storm drains
and ditches shall be used for the time of concentra-
tion (duration of storm) for urban areas.

3.  The minimum time of concentration to be
used is ten minutes.

E. Street drainage and storm water inlets:

1. Inlets or downdrains, where applicable,
shall be spaced and located so as to relieve the
street of all storm water generated by a twenty-
five-year storm.

2.  Where paving is used without concrete
gutters, water should be taken off the street at in-
tervals no longer than four hundred feet.

3. On streets with curb and gutter, the inter-
vals should not exceed eight hundred feet; pro-
vided, however, that the maximum width of gutter
flow shall not exceed eight feet face of curb.

F. The one-hundred-year storm shall be con-
tained within the right-of-way.

G. Slopes of storm lines shall be such as to
achieve a velocity of two feet per second when
flowing half full under gravity flow conditions.
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H. The runoff method rational formula shall
be Q = CIA, where “Q” is the quantity of runoff in
cubic feet per second; “C” is the runoff coefficient;
“I” is the intensity factor; and “A” is the area in
acres.

1. Runoff coefficients shall be the following:
Parks and open areas—0.35;

Residential areas—0.50;

Multiple dwelling areas—0.65;
Commercial and paved areas—0.95.
Energy grade lines shall be as follows:

1. Inlet—maximum shall be one foot below
the top of the curb.

2. Pipe lines—maximum shall be one foot
below ground surface.

K. The invert grade of any culvert shall not
be less than one-half of one percent. The minimum
diameter for culverts shall be fifteen inches. Access
structures shall not be placed more than four hun-
dred feet apart on conduits smaller than forty-eight
inches in diameter. Access structures shall be
placed at all vertical and horizontal angle points.

L. Culvert sizes: The Manning Formula shall
be used to calculate culvert and storm drain sizes
and characteristics. The coefficients of friction to
be used are as follows:

1. Concrete conduits: spun concrete pipe—N
= 0.13; cast-in-place concrete—N = 0.15; corru-
gated metal pipe—N = 0.24.

2. Others: “N” values as approved by the
city engineer.

M. Design requirements:

1. Lining shall be required for all channels
other than natural drainage channels for natural
channels wherever excavation is necessary to
change the alignment, capacity or other characteris-
tics of such channel.

2. All line channels shall include a cut-off
wall at the beginning and termination of the lining,
unless it is contiguous with a lined channel. The
cut-off wall shall not be less than two and one-half
feet below the invert of the lined channel, and shall
extend to a minimum of two and one-half feet out-
side of the side walls to the top of the lining.

e
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3.  Additional bank protection of other.appur-
tenances may be required where high velocities,
abrupt changes in the direction of flow or other
conditions may occur to cause damage to the chan-
nel or adjacent property.

4.  The gradient for a line channel shall not
be less than one-half of one percent.

5. The side slopes of lined channels shall not
be steeper than 1-1/2:1, unless specifically rein-
forced.

6. Where asphaltic concrete is used to line
drainage channels, the soil under the channel shall
be sterilized prior to construction by a method ac-
ceptable to the city engineer.

N. Channel sizes: The Manning Formula
shall be used to calculate the capacity and charac-
teristics of drainage channels, with the following
friction factors to be used:

Type of Section Manning “N”
Concrete lining 0.014
Asphalt concrete or plant 0.016
mixed asphalt

Gunite 0.017

Rip Rap 0.030

Other materials, or a combination of the materi-
als shown above that may be used, should reflect
these values.

O. Freeboard: The freeboard of any lined or
unlined channel should not be less than 0.5 feet.



P.  Curvature: The following shall be used to
determine the minimum centerline radius to be
used without superelevation:

Trapezoidal channels—subcritical flow

2 (B +2KD)
6.4

R

Rectangular channels—subcritical flow

V2

6.4

R = hydraulic radius

B = bottom width

D = depth of water

V = velocity of water

K = cotangent of bank slope

No curves shall be made in the supercritical
area.

Q. Storm drain easements shall have a mini-
mum width of fifteen feet. The outside of the pipe
shall not be located closer than five feet to the
easement line.

R. Subdrains shall be located under the gut-
ters on each side of the street if required by the city
engineer. Subdrains shall be perforated four inch
size, and the crown thereof shall run three feet be-
neath the top of the curb subdrains shall be bedded
in drain rock and connected to storm drains.

S. Grate inlets: Grate-type inlets on a con-
tinuous grade in excess of three percent cannot be
considered as accepting their full capacity of flow
and should be designed accordingly. Care should
be exercised in placing grates outside of normal
pedestrian traffic. The effective area of opening on
each grate, regardless of slope, should be consid-
ered to be fifty percent of the actual area due to the
assumption that the grate will be clogged by debris.

Curb openings should be provided rather than
additional grates.
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T. Curb inlets: The local depression in gutter
grade at curb inlet locations shall not exceed four
inches from the gutterline grade extended. The dis-
tance from the top of curb to the invert of the gutter
at curb inlet locations shall not exceed ten inches.
A minimum transition length from the standards
street section to the depressed gutter shall not be
shorter than eight feet.

U. Concrete pipe: The concrete pipe shall be
American Standards for Testing Materials Designa-
tion C 76, Class III. The minimum pipe size shall
be fifteen inches. The pipe shall be centrifugally
cast reinforced concrete bell and spigot or tongue
and groove with rubber gasket.

V. Minimum cover on storm drains and cul-
verts: The following shall be the minimum cover
on storm drains and culverts, as measured from
finished stock, unless otherwise stated:

Reinforced concrete pipe Minimum
(1) Flexible pavement 24”
(2) Rigid pavement 18”

Corrugated metal pipe Minimum

(1)  Flexible pavement 127

(2) Rigid pavement 6” below

concrete slab
minimum

(Ord. 1352 § 1 (part), 1980: prior code § 21-7.9)

12.44.100  Water system.

Water mains connecting existing public or pri-
vate water distribution systems shall be installed to
serve each lot in the subdivision. Installation of
water mains and all appurtenances thereto shall be
installed to grades, location, materials, design and
sizes approved by the city engineer for the munici-
pal water system and fire agencies. (Ord. 1352 § 1
(part), 1980: prior code § 21-7.10)
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12.44.110  Utilities.

A. Letters from Pacific Gas and Electric
Company and Pacific Telephone Company shall be
submitted indicating agreement with the location
and size of all easements and that satisfactory pro-
visions, including but not limited to bonds and de-
posits, have been provided to the respective utility
companies.

B. All utilities shall be placed prior to the
construction of curbs, gutters, sidewalks or paving
of the streets. No cutting of the street sections shall
be permitted. Exceptions shall be made in case of
telephone, gas and electric line services to delayed
housing starts. All utilities shall be placed under-
ground. (Ord. 1352 § 1 (part), 1980: prior code §
21-7.11)

12.44.120  Landscaping of common green
areas.
A. Planting shall conform with the landscap-

ing master plan and as approved by the parks su-
perintendent of the city.

B. TIrrigation systems shall be provided for all
landscaped areas, including medians, common
greens, open areas and parks. Such systems shall
contain conduit, meters and boxes, bubblers, sprin-
klers, hose bibs and other appurtenances as re-
quired by the parks superintendent. (Ord. 1352 § 1
(part), 1980: prior code § 21-7.12)

12.44.130 Other improvements.

Design and improvement of cable television
facilities and street lighting systems shall be as ap-
proved by the city engineer. Fire hydrants and fire
alarm systems shall be as approved by the fire
chief. (Ord. 1352 § 1 (part), 1980: prior code § 21-
7.13)
12.44.140  Dedication of land for park and
recreational purposes.

The subdivider shall provide for adequate and
appropriate recreational facilities for the subdivi-
sion by the dedication of land in the subdivision or
by the payment of fees in lieu thereof, in accor-
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dance with the conditions and requirements of this
section.

A. Amount of Area to be Dedicated. Where
there are fifty or more lots to be established in the
subdivision, and where land therein can be properly
located for public recreational facilities in accor-
dance with the general plan, the subdivider shall
dedicate an area for such purposes on the basis of
two acres dedicated for each fifty acres within the
subdivision to be developed.

B. Payment of Fees in Lieu of Dedication.
Where there are less than fifty lots in the subdivi-
sion, or where the subdivision is of fifty lots or
more but land within the subdivision cannot be lo-
cated on a part of the subdivision as outlined in the
general plan, the subdivider shall, in lieu of dedica-
tion of land, pay a fee in a sum equivalent to the
following formula: Average number in household
times recreational standard (4.50 acres per 1,000
population) times fair market value equals amount
to be paid per family unit. Minimum requirements
shall be as follows:

1.  Single family and duplex areas: Three
times 0.0045 times fair market value.

2. Multiple family areas: Two and one-half
times 0.0045 times fair market value.

If the subdivider can show that the average
household size as disclosed by the most recent
available federal census or a census taken pursuant
to Section 40200 of the Government Code, et seq.,
is smaller than the numbers used in sub-paragraphs
1 or 2, as the case may be, he or she may require
that the fee be calculated based upon average
household size indicated in the applicable census.

C.  Amount of Fee. Where a fee is required to
be paid in lieu of land dedication, the amount of
such fee shall be based upon the fair market value
of the amount of land which would otherwise be
required to be dedicated pursuant to subsection B.
The fair market value shall be determined by the
planning director at the time of the filing of the
tentative map; provided, however, that the city
council may by resolution establish a fee per dwell-
ing unit to be constructed based upon an estimate
of current land values of residential property within



the city, and such fee shall be determinative of the
fee to be paid by the subdivider in lieu of dedica-
tion pursuant to this section.

D. Private Open Space. Where private open
space for park and recreational purposes is pro-
vided in a proposed subdivision and such space is
proposed to be privately owned and maintained by
the future residents thereof, credit may be given
against the requirement of land dedication or pay-
ment of fees in lieu thereof if the agency approving
the tentative map or tentative parcel map finds that
it is in the public interest to do so and that all of the
following standards are met:

1. That yards, court areas, setbacks, and
other open areas required to be maintained by the
zoning and building ordinances shall not be in-
cluded in the éomputation of such private open
space; and

2. That the private ownership and mainte-
nance of the open space is adequately provided by
recorded written agreement, conveyance or restric-
tions; and

3. That the use of the private open space is
restricted for park and recreational purposes by
recorded covenant, which runs with the land in fa-
vor of the future owners of the property and cannot
be defeated or eliminated without the consent of
the city; and

4. That the proposed private open space is
reasonably adapted for use for park and recrea-
tional purposes taking into consideration such fac-
tors as size, shape, topography, geography, access,
and location; and

5.  That facilities proposed for open space are
in substantial accord with the provisions of the
general plan; and

6. That the open space for which credit is
given is a minimum of three acres and provides all
of the local park basic elements listed below, or a
combination of such and other recreational park
needs of the future residents of the area:

Acres

a. Children’s play 0.50t0 0.75

apparatus area:
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b. Landscape park-like and 0.50 t0 1.00
quiet areas:

c. Family picnic area: 0.25t0 0.75

d. Game court area: 0.25 t0 0.50

e. Turfplayfield: 1.00 to 3.00

Where credits are given, the agency shall make
written findings that the above standards are met.

Planned developments and real estate develop-
ments, as defined in Sections 11003 and 11003.1 of
the Business and Professions Code shall be eligible
to receive such credit for the value of private open
space if the reviewing agency finds that the devel-
opment meets the foregoing standards.

E. Improvements to Dedicated Land. If the
subdivider provides park and recreational im-
provements to the dedicated land, the value of the
improvements together with any equipment located
thereon shall be a credit against the payment of
fees or dedication of land required by this section.

F.  Timing of Determination and Payment.

1. At the time of approval of the tentative
tract or parcel map, the approving agency shall de-
termine pursuant to subsections A and B the land to
be dedicated and/or the fees to be paid by the sub-
divider. At the time of the filing of the final tract
map or final parcel map, the subdivider shall dedi-
cate the land or pay the fees as previously deter-
mined, except as provided in subsection H.

2. Open space covenants for private park or
recreation facilities shall be submitted to the city
upon the filing of the final tract or parcel map and
shall be recorded contemporaneously with such
map.

3. At the time of approval of the final map,
the approving agency of the final map shall specify
when development of the park and recreational fa-
cilities shall be commenced.

G. Commitment of Fees Collected. Any fees
collected under this section shall be committed
within five years after the payment of such fees or
the issuance of building permits on one-half of the
lots created by the subdivision, whichever occurs
later. If such fees are not committed, they shall be
distributed and paid to the then record owners of
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the subdivision in the same proportion. that the size
of their lot bears to the total area of all lots within
the subdivision.

H. Exemptions From this Section. The provi-
sions of this section shall not apply to the follow-
ng:

~1.  Subdivisions containing less than five
parcels and not used for residential purposes; pro-
vided, however, that a condition of approval may
be attached to the approval of a parcel map that if a
building permit is requested for construction of a
residential structure or structures on one or more of
the parcels within four years, the fee may be re-
quired to be paid by the owner of each such parcel
as a condition to the issuance of such permit.

2.  Industrial or commercial subdivisions.

3.  Condominium projects or stock coopera-
tives which consist of the division of airspace in an
existing apartment building which is more than five
years old when no dwelling units are added. (Ord.
1418 § 23, 1983: prior code § 21-7.14)

12.44.150  Street lighting standards.

A. Spacing of Poles.

1. In General. Poles shall be spaced at inter-
vals not exceeding one hundred fifty feet between
poles when the poles are installed on the same side
of the street or within medial island.

2. Staggered Configuration. Poles shall be
spaced at intervals not exceeding three hundred
feet between poles on one side of the street, and not
exceeding one hundred fifty feet between alternate
poles on the opposite side of the street when stag-
gered configuration is used.

3. Exceptions. If the city engineer finds that
unique circumstances are present, he or she may
require a different spacing between poles than
would otherwise be applicable pursuant to para-
graphs 1 or 2 hereof.

B. Distance from Pole to Curb. Poles shall be
located so that the centerline of each pole is not
more than two feet from the face of the curb.

C. Fixture-mounting Height.

1.  Maximum, thirty feet;

2. Minimum, sixteen feet.
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D. Lamp Sizes.

1. Gen:ival. 70-watt high-pressure sodium
vapor.

2. Ex.uptions.

a. Major streets: 70, 100, 150, or 200-watt

high-pressure sodium vapor, as determined by the
city engineer.

b.  Street intersections: 70-watt high-pressure
sodium vapor, or as determined by the city engi-
neer. .

c.  Areas susceptible to fog: 100, 150 or 200-
watt high-pressure sodium vapor, as determined by
the city engineer.

d.  Exceptional or unusual situations: Where
the city engineer finds that exceptional or unusual
situations are present, including, but not limited to,
the necessity to provide more intensive lighting to
promote safe ingress and egress, the city engineer
may require 100, 200, or 250-watt high-pressure
sodium vapor, as he or she may determine.

e.  Cost-benefit analysis: The city engineer
shall only approve or require an exception to the
general lamp size requirement after he or she shall
have made a cost-benefit analysis of such excep-
tion. (Ord. 1363 § 1, 1981: prior code § 21-7.15)



Chapter 12.48
IMPROVEMENT SECURITY
Sections:
12.48.010  Types of improvement security.
12.48.020  Recordation of contract or
security interest.
12.48.030  Release or subordination of lien
or security interest.
12.48.040  Faithful performance bond—
Form.
12.48.050  Labor and materials bond—
Form.
12.48.060  Amount of security.
12.48.070  Release of improvement
security.
12.48.080  Obligations subject to approval
of other agencies.
12.48.010  Types of improvement security.

Improvement security required of a subdivider
pursuant to this chapter shall be one of the follow-
ing, as determined by the city engineer:

A. A bond or bonds by one or more duly au-
thorized corporate sureties. .

B. A deposit, either with the city or with a
responsible escrow agent or trust company, at the
option of the city engineer, of money or negotiable
bonds of the kind approved for securing deposits of
public moneys. ‘

C. An instrument of credit from one or more
financial institutions subject to regulation by the
state or federal government and pledging that the
funds necessary to carry out the act or agreement
on deposit and guaranteed for payment or a letter
of credit issued by such a financial institution.

D. A lien upon the property to be divided,
created by contract between the owner and the city,
if the city engineer finds that it would not be in the
public interest to require the installation of the re-
quired improvement sooner than two years after the
recordation of the map. (Ord. 1418 § 24 (part),
1983: prior code § 21-8.1)
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12.48.020  Recordation of contract or security
interest.

Any written contract or security interest in real
property entered into as security for performance
pursuant to Section 12.48.010 shall be recorded
with the county recorder. (Ord. 1418 § 24 (part),
1983: prior code § 21-8.2)

12.48.030  Release or subordination of lien or
security interest.

The city engineer shall have the authority to
release all or any portion of the property subject to
any lien or security interest created pursuant to this
chapter, or to subordinate such lien or security in-
terest to other liens or encumbrances if he or she
determines that security for performance is suffi-
ciently secured by a lien on other property or that
the release of subordination of the lien will not
jeopardize the completion of agreed upon im-
provements. (Ord. 1352 § 1 (part), 1980: prior code
§21-8.3)
12.48.040  Faithful performance bond—
Form.

A bond or bonds by one or more duly author-
ized corporate sureties to secure the faithful per-
formance of any agreement shall be in substantially
the following form:

WHEREAS, the City Council of the City of
San Bruno, State of California, and
, hereinafter designated as
“principal,” have entered into an agreement
whereby principal agrees to install and com-
plete certain designated public improvements,
which said agreement, dated _, 20, and
identified as project , 1s hereby referred
to and made a part hereof; and

WHEREAS, said principal is required under the
terms of said agreement to furnish a bond for
the faithful performance of said agreement.

NOW, THEREFORE, we, the principal and
, as surety, are held firmly bound
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unto the City of San Bruno, hereinafter called
“City,” in the penal sum of __ , DOLLARS
(3 ), lawful money of the United States,
for the payment of which sum well and truly to
be made, we bind ourselves, our heirs, succes-
sors, executors and administrators, jointly and
severally, firmly by these presents.

The condition of this obligation is such that if
the above bound principal, his or her or its
heirs, executors, administrators, successors or
assigns, shall in all things stand to and abide by,
and well and truly keep and perform the cove-
nants, conditions and provisions in the said
agreement and any alteration thereof made as
therein provided, on his or her or their part, to
be kept and performed at the time and in the
manner therein specified, and in all respects ac-
cording to their true intent and meaning, and
shall indemnify and save harmless the City of
San Bruno, its officers, agents and employees
as therein stipulated, then this obligation shall
become null and void; otherwise it shall be and
remain in full force and effect.

As a part of the obligation secured hereby and
in addition to the face amount specified there-
for, there shall be included costs and reasonable
expenses and fees, including reasonable attor-
neys’ fees, incurred by city in successfully en-
forcing such obligation, all to be taxed as costs
and included in any judgment rendered.

The surety hereby stipulates and agrees that no
change, extension of time, alteration or addition
to the terms and agreement or to the work to be
performed thereunder or the specifications ac-
companying the same shall in any wise affect
its obligations on this bond, and it does hereby
waive notice of any such change, extension of
time, alteration or addition to the terms of the
agreement or to the work or to the specification.
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IN WITNESS WHEREQOF, this instrument has
been duly executed by the principal and surety
above named on ,20

Appropriate modifications shall me made in
such form if the bond is being furnished for the
performance of an act not provided for by the
agreement. (Ord. 1352 § 1 (part), 1980: prior code
§ 21-8.4)

12.48.050  Labor and materials bond—Form..

A bond or bonds by one or more duly author-
ized corporate sureties for the security of laborers
and materialmen shall be in substantially the fol-
lowing form:

WHEREAS, the City Council of the City of
San Bruno, State of California, and
, hereinafter designated as
“principal,” have entered into an agreement
whereby principal agrees to install and com-
plete certain designated public improvements,
which said agreement, dated ;20 , and
identified as project , 1s hereby
referred to and made a part hereof; and

WHEREAS, under the terms of said agreement
principal is required before entering upon the
performance of the work, to file a good and suf-
ficient bond with the City of San Bruno to se-
cure the claims to which reference is made in
Title 15 (commencing with Section 3082) of
part 4 of Division 3 of the Civil Code of the
State of California.

NOW, THEREFORE, said principal and the
undersigned as corporate surety, are held firmly
bound unto the city of San Bruno and all con-
tractors, subcontractors, laborers, materialmen
and other persons employed in the performance
of the aforesaid agreement and referred to in the
aforesaid Code of Civil Procedure in the sum of
, DOLLARS (§__ ),
for materials furnished or labor thereon of any
kind, or for amounts due under the Unemploy-




ment Insurance Act with respect to such work
or labor, that said surety will pay the same in an
amount not exceeding the amount hereinabove
set forth, and also in case suit is brought upon
this bond, will pay, in addition to the face
amount thereof, costs and reasonable expenses
and fees, including reasonable attorney’s fees
incurred by city in successfully enforcing such
obligation, to be awarded and fixed by the
court, and to be taxed as costs and to be in-
cluded in the judgment therein rendered.

It is hereby expressly stipulated that this bond
shall inure to the benefit of any and all persons,
companies and corporations entitled to file
claims under Title 15 (commencing with Sec-
tion 3082) of Part 4 of Division 3 of the Civil
Code, so as to give a right of action to them or
their assigns in any suit brought upon this bond.

Should the condition of this bond be fully per-
formed, then this obligation shall become null
and void, otherwise it shall remain in full force
and effect.

The surety hereby stipulates and agrees that no
change, extension of time, alteration or addition
to the terms of said agreement or the specifica-
tions accompanying the same shall in any man-
ner affect its obligations on this bond, and it
does hereby waive notice of any such change,
extension, alteration or addition.

IN WITNESS WHEREOF, this instrument has
been duly executed by the principal and surety
above named, on , 20

(Ord. 1352 § 1 (part), 1980: prior code § 21-8.5)

12.48.060  Amount of security.

A. The security to guarantee the performance
of any act or agreement shall be in the following
amounts:

1.  One hundred percent of the total estimated
cost of the improvement or the act to be performed,
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conditioned upon the faithful performance of the
act or agreement; and

2. An additional amount of fifty percent of
such total estimated cost, securing payment to the
contractor, his or her subcontractors and to persons
furnishing labor, materials or equipment to them
for the improvement or the performance of the re-
quired act;

3.  An additional amount of forty percent of
such total estimated cost to guarantee and warranty
the work for a period of one year following the
completion and acceptance thereof against any de-
fective work or labor done, or defective materials
furnished.

B. Whenever an entity required to furnish
security in accordance with paragraphs 1 and 2 of
subsection A is a California nonprofit corporation,
funded by the United States of America or one of
its agencies, the entity shall not be required to
comply with said paragraphs if the following con-
ditions are met:

1. The contractor installing the improve-
ments has bonded to the nonprofit corporation and
the city as co-obligee the amount of one hundred
percent of the contract for the faithful performance
of the work, and has further bonded to the non-
profit corporation and the city as co-obligee an
amount of not less than fifty percent of the contract
for the payment of labor and materials, and those
bonds comply with the provisions of the Subdivi-
sion Map Act.

2. All moneys payable to the contractor by
the nonprofit corporation are deposited in a deposi-
tary complying with the provisions of the Subdivi-
sion Map Act, and out of which moneys progress
payments are conditional upon the following:

a. The contractor’s certification to the non-
profit corporation that all labor performed in the
work, and all materials furnished to and installed in
the work, have been paid for in full to the date of
the certification.

b.  The final written approval of the nonprofit
corporation.

c.  Final payment to the contractor not being
made until sixty days shall have expired after the
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filing and recording of the notice of completion of
the work and acceptance of the work by the city in
writing.

3. All certifications as to progress payments
shall be delivered through the United States mail to
the nonprofit corporation. The term “progress
payments” means payments made in compliance
with the schedule of partial payments agreed upon
in the contract for the work. No less than ten per-
cent of the total contract price shall be retained for
the sixty days following the filing of the notice of
completion.

C. As a part of the obligation guaranteed by
the security and in addition to the face amount of
the security, there shall be included costs and rea-
sonable expenses and fees, including reasonable
attorneys’ fees, incurred by the city in successfully
enforcing the obligation secured. (Ord. 1418 § 25,
1983: prior code § 21-8.6)

12.48.070  Release of improvement security.

A. Security given for the faithful perform-
ance of any act or agreement shall be released upon
the performance of the act or final completion and
acceptance of the required work.

B. Security securing payment to the contrac-
tor, his or her subcontractors, and to persons fur-
nishing labor, materials or equipment shall, after
the passage of the time when claims of lien are re-
quired to be recorded pursuant to Article 3 (com-
mencing with Section 3114) of Chapter 2 of Title
15 of Part 4 of Division 3 of the Civil Code, and
after acceptance of the work, be reduced to an
amount not less than the total claimed by all claim-
ants for whom claims of lien have been recorded
and notice thereof given in writing to the city
council. If no such claims have been recorded, the
security shall be released in full.

C. Any such release shall not apply to the
required guarantees and warranty period as set
forth in subsection C of Section 12.48.060 not to
the amount of security retained for such period, nor
to costs and reasonable expenses and fees, includ-
ing reasonable attorney’s fees.
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D. The city engineer shall have the authority
to cause release of the security in accordance with
the provisions of this chapter. (Ord. 1418 § 26,
1983: prior code § 21-8.7)

12.48.080  Obligations subject to approval of
other agencies.

Notwithstanding any other provision of this
chapter, whenever the performance of the obliga-
tion for which the security is required is subject to
the approval of another agency, the security shall
not be released until the obligation is performed to
the satisfaction of such other agency. Such agency
shall have two months after completion of the per-
formance of the obligation to register its satisfac-
tion or dissatisfaction, and if the agency has not
done so within such period, it shall be conclusively
deemed that the performance of the obligation was
done to its satisfaction. (Ord. 1352 § 1 (part), 1980:
prior code § 21-8.8)



Chapter 12.52
LOT LINE ADJUSTMENTS

Sections:

12.52.010  Filing application.

12.52.020  Submittal requirements.

12.52.030  Distribution of plats.

12.52.040  Actions by planning director.

12.52.050  Notification.

12.52.060  Recordation.
12.52.010  Filing application.

An owner of real property may apply for a lot
line adjustment by filing an application therefor
with the planning director and upon payment of the
required application fee. (Ord. 1352 § 1 (part),
1980: prior code § 21-9.1)

12.52.020  Submittal requirements.

A. The applicant shall file with the planning
director a duplicate tracing and such number of
copies of the plat as required with the application.
The plat shall be eighteen inches by twenty-six
inches in size, shall indicate the exterior bounda-
ries, the existing lot lines, and the proposed ad-
Jjustment of such lines at a scale of not more than
one inch equals one hundred feet. The plat shall
accurately locate all existing rights-of-way, ease-
ments and existing structures. The property lines
indicated shall be obtained from existing recorded
maps. In such instances the property owner may be
required to have such buildings and adjoining lot
lines accurately located to determine the effect a lot
line adjustment would have on the existing devel-
opment.

B. The plat shall indicate all dimensions and
courses of property lines, the assessor’s parcel
numbers, the zoning of the property, the area of
each existing parcel, and the resultant area of the
revised lots. The plat shall contain a certification
by the parties holding title pursuant to subsection A
of Section 12.40.040, and the name of the person
preparing the plat. (Ord. 1418 § 27, 1983; Ord.
1352 § 1 (part), 1980: prior code § 21-9.2)
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12.52.030  Distribution of plats.

Within three days of receipt of a request for a
lot line adjustment, the planning director shall refer
the application to those departments and local
agencies which may have an effect on the proposal.
The director shall provide a minimum of five days
for a response before taking any action on the ap-
plication. (Ord. 1352 § 1 (part), 1980: prior code §
21-9.3)

12.52.040  Actions by planning director.

The planning director may approve the applica-
tion for a lot line adjustment if he or she finds the
following:

A. The lot line adjustment does not violate
existing codes and policies; and

B. The lot line adjustment will not create
difficult or unreasonable access to the parcels; and

C. The lot line adjustment would not require
variances to permit standard development; and

D. Utilities and public services can be pro-
vided to the revised parcels; and

E. No street dedication or improvements are
required.

The planning director may amend such plats as
a condition of approval. (Ord. 1352 § 1 (part),
1980: prior code § 21-9.4)

12.52.050  Notification.

Approval or disapproval of a lot line adjustment
application by the planning director shall appear on
the plat. A copy thereof shall be transmitted to the
applicant. A permanent copy of each lot line ad-
Justment application and plat shall be maintained in
the planning department, with a copy of each ap-
proved plat provided to the city engineer and the
building inspector. (Ord. 1352 § 1 (part), 1980:
prior code § 21-9.5)

12.52.060  Recordation.

Subsequent to the approval of the lot line ad-
justment by the planning director, the city clerk or
his or her designated representative shall transmit
the plat to the county recorder for recordation.
(Ord. 1352 § 1 (part), 1980: prior code § 21-9.6)
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Chapter 12.56
MODIFICATIONS
Sections:
12.56.010  Modification of provisions.
12.56.020  Application for medification.
12.56.030  Referral of proposed
modification to proper
department.
12.56.040  Modification by the commission.
12.56.050  Time of filing of application.
12.56.060  Report of modification to
council or city engineer.
12.56.070  Duration of validity of actions.
12.56.010  Modification of provisiens.

Whenever real property located in any subdivi-
sion is of such size or shape, or is subject to such
title limitations of record, or is affected by such
topographical location or conditions, or is to be
devoted to such use that it is impossible, impracti-
cal or undesirable in a particular case for the subdi-
vider to fully conform to the regulations set forth in
this article, the planning commission may permit
such modification thereof as may be reasonably
necessary if such modifications conform with the
spirit and purpose of this article. (Ord. 1352 § 1
(part), 1980: prior code § 21-10.1)

12.56.020  Application for modification.

Whenever the subdivider desires to modify any
of the provisions of this article pursuant to the pro-
visions of this chapter, he or she shall file an appli-
cation with the planning department in a form to be
prescribed by such department. Such application
shall set forth in detail the requested modification
and a general sketch of the proposed tentative map
or tentative parcel map as proposed to be modified.
(Ord. 1352 § 1 (part), 1980: prior code § 21-10.2)
12.56.030  Referral of proposed modification
to proper department.

Each proposed modification shall be reviewed
by the departments having jurisdiction over the
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regulations involved and each such department
shall transmit to the planning commission its writ-
ten recommendation, which shall be reviewed prior
to the granting of any modification. (Ord. 1352 § 1
(part), 1980: prior code § 21-10.3)

12.56.040  Modification by the commission.

The planning commission may approve modifi-
cation from the provisions of this article if it finds
such modification to be warranted. (Ord. 1352 § 1
(part), 1980: prior code § 21-10.4)

12.56.050  Time of filing of application.

An application for modification pursuant to this
article shall be filed after completion of the review
period established for the various city departments,
public utilities, and other public agencies pursuant
to Sections 12.32.110 and 12.36.120. Such applica-
tion shall be filed prior to the filing of the tentative
tract map or tentative parcel map pursuant to this
article. (Ord. 1352 § 1 (part), 1980: prior code §
21-10.5)
12.56.060  Report of modification to council
or city engineer.

In the event that any modification is approved,
a written statement of such modification shall be
transmitted to the city council, at the time of ap-
proval of a final tract map, or to the city engineer,
in the case of the approval of a final parcel map.
(Ord. 1352 § 1 (part), 1980: prior code § 21-10.6)

12.56.070  Duration of validity of actions.

The action of the planning commission in
granting a modification shall be the life of the ten-
tative tract map or tentative parcel map approval. If
a final tract map or final parcel map is filed within
such period of time, it may contain such modifica-
tions from the provisions of this article as have
been permitted pursuant to this chapter. Except as
herein modified, all subdivision maps shall comply
with all of the provisions of this article. (Ord. 1352
§ 1 (part), 1980: prior code § 21-10.7)



Chapter 12.60
REVERSIONS TO ACREAGE
Sections:
12.60.010 Generally.
12.60.020  Initiation of proceedings.
12.60.030  Form of petition.
12.60.040  Public hearing.
12.60.050  Findings by city council.
12.60.060  Conditions of reversion.
12.60.070  When reversion becomes
effective.
12.60.080  Return of fees and deposits.
12.60.090  Tax bond not required.
12.60.100  Use of parcel map for reversions
to acreage.
12.60.110  Resubdivision in lieu of
reversion to acreage.
12.60.010 Generally.

Subdivided real property may be reverted to
acreage pursuant to the provisions of this chapter.
(Ord. 1352 § 1 (part), 1980: prior code § 21-11.1)

12.60.020  Initiation of proceedings.

Proceedings for reversion to acreage may be
initiated by the city council on its own motion or
by petition of all of the owners of record of the real
property within the subdivision. Fees required for
processing reversions to acreage shall be paid by
the owners at the time of the filing of the petition
or by the person or persons requesting the city
council to proceed if such proceedings are initiated
by the city council on its own motion. (Ord. 1352 §
1 (part), 1980: prior code § 21-11.2)

12.60.030  Form of petition.

The petition shall be in a form prescribed by the
planning department and shall contain the follow-
ing:

A. Adequate evidence of title to the real
property within the subdivision;
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B. Sufficient data to enable the city council
to make all of the determinations and findings re-
quired by this chapter;

C. A final map which delineates dedications
which will not be vacated and dedications which
are a condition to reversion;

D. Such other pertinent information as may
be required by the planning department. (Ord. 1352
§ 1 (part), 1980: prior code § 21-11.3)

12.60.040  Public hearing,

A public hearing shall be held on the proposed
reversion to acreage. Notice thereof will be given
in the time and manner provided in Section
12.36.180. (Ord. 1352 § 1 (part), 1980: prior code §
21-11.4)

12.60.050  Findings by city council.

Subdivided real property may be reverted to
acreage only if the city council finds that:

A. Dedications or offers of dedication to be
vacated or abandoned by the reversion to acreage
are unnecessary for present or prospective public
purposes; and

B. Either:

1. All owners of an interest in the real prop-
erty within the subdivision have consented to re-
version; or

2. None of the improvements required to be
made have been made within two years from the
date the final or parcel map was filed for record, or
within the time allowed by agreement for comple-
tion of the improvements, whichever is the later; or

3. No lots shown on the final map or parcel
map have been sold within five years from the date
such map was filed for record. (Ord. 1352 § 1
(part), 1980: prior code § 21-11.5)

12.60.060  Conditions of reversion.

As conditions of reversion, the city council
shall require the following:

A. Dedications or offers of dedication neces-
sary for the purposes specified by this article fol-
lowing reversion;
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B. Retention of all previously paid fees if
necessary to accomplish the purposes of this arti-
cle;

C. Retention of any portion of required im-
provement security or deposits if necessary to ac-
complish the purposes of this article. (Ord. 1352 §
1 (part), 1980: prior code § 21-11.6)

12.60.070 When reversion becomes effective.

Reversion shall be effective upon the final map
being filed for record by the county recorder, and
thereupon all dedications and offers of dedication
not shown thereon shall be of no further force or
effect. (Ord. 1352 § 1 (part), 1980: prior code § 21-
11.7)

12.60.080  Return of fees and deposits.

When a reversion is effective, all fees and de-
posits shall be returned and all improvement secu-
rity shall be released, except those retained pursu-
ant to Section 12.60.060. (Ord. 1352 § 1 (part),
1980: prior code § 21-11.8)

12.60.090  Tax bond not required.

A tax bond shall not be required in reversion
proceedings. (Ord. 1352 § 1 (part), 1980: prior
code § 21-11.9)

12.60.100  Use of parcel map for reversions to
acreage.

A. A parcel map may be filed pursuant to this
chapter for the purpose of reverting to acreage land
previously subdivided and consisting of four or less
continuous parcels under the same ownership.

B. Any map so submitted shall be accompa-
nied by evidence of title and non-use or lack of
necessity of any streets or easements which are to
be vacated or abandoned. Any streets or easements
to be left in effect after the reversion shall be ade-
quately delineated on the map.

C. After approval of the reversion by the
planning director, the map shall be delivered to the
county recorder.

D. The filing of the map shall constitute legal
reversion to acreage of the land affected thereby,
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and shall also constitute abandonment of all streets
and easements not shown on the map. The filing of
the map shall also constitute a merger of the sepa-
rate parcels into one parcel for purposes of this
chapter.

E. Except as provided in subsection A of
Section 12.40.040, on any parcel map used for re-
verting acreage, a certificate shall appear signed
and acknowledged by all parties having any record
title interest in the land being reverted, consenting
to the preparation and filing of the parcel map.
(Ord. 1352 § 1 (part), 1980: prior code § 21-11.10)

12.60.110  Resubdivision in lieu of reversion
to acreage.
A. Subdivided lands may be merged and re-

subdivided without reverting to acreage by comply-
ing with all the applicable requirements for the
subdivision of land as provided by this article and
the Subdivision Map Act.

B. The filing of the final map or parcel map
shall constitute legal merging of the separate par-
cels into one parcel and the resubdivision of such
parcel.

C. Any unused fees or deposits previously
made pursuant to this article pertaining to the prop-
erty shall be credited pro rate towards any require-
ments for the same purposes which are applicable
at the time of resubdivision.

D. Any streets or easements to be left in ef-
fect after the resubdivision shall be adequately de-
lineated on the map.

E. After approval of the merger and resubdi-
vision, the map shall be delivered to the county
recorder. The filing of the map shall constitute lo-
cal merger and resubdivision of the land affected
thereby, and shall also constitute abandonment of
all streets and easements not shown on the map.
(Ord. 1352 § 1 (part), 1980: prior code § 21-11.11)



Chapter 12.64
APPEALS

Sections:

12.64.010  Generally.

12.64.020 Who may appeal.

12.64.030  Contents of notice of appeal.

12.64.040  Time limit for filing notice of

appeal.

12.64.050  Hearings by city council.

12.64.060  Action by city council.
12.64.010  Generally.

All actions with regard to tentative parcel maps,
tentative tract maps, vesting tentative maps, lot line
adjustments, modifications, determinations by the
planning commission pursuant to  Section
12.28.030(C)(5) that parcels are to be merged, and
determinations by the planning director pursuant to
Section 12.28.040 G that parcels are to be merged
are appealable to the city council pursuant to this
chapter. (Ord. 1461 § 6 (part), 1986: Ord. 1352 § 1
(part), 1980: prior code § 21-12.1)

12.64.020 Who may appeal.

A. A subdivider or any interested party af-
fected by a decision of the planning director in
connection with a tentative parcel map, tentative
tract map, vesting tentative map, lot line adjust-
ment, or modification may file a written notice of
appeal with the city clerk.

B. A property owner who owns parcels of
land which have been determined to be merged
pursuant to Section 12.28.030(C)(5) or 12.28.040
G may file a written notice of appeal with the city
clerk. Such property owner shall be deemed to be a
subdivider for purposes of Section 12.64.050 A.
(Ord. 1461 § 6 (part), 1986: Ord. 1352 § 1 (part),
1980: prior code § 21-12.2)

12.64.030  Contents of notice of appeal.

The notice shall identify the specific action or
actions from which appeal is taken, the date of such
action, the person or body taking the action, and
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the grounds for the appeal. (Ord. 1352 § 1 (part),
1980: prior code § 21-12.3)

12.64.040  Time limit for filing notice of
appeal.

A. Except as provided in subsection B, the
notice of appeal shall be filed not later than ten
days from the date of the action from which the
appeal is taken.

B. In the case of the denial of an extension of
a vested tentative map, the notice of appeal shall be
filed not later than fifteen days from the date of
such denial. (Ord. 1461 § 7, 1986: Ord. 1352 § 1
(part), 1980: prior code § 21-12.4)

12.64.050  Hearings by city council.

A. In the case of an appeal by a subdivider,
the city clerk shall set the matter for hearing within
thirty days after the date of a request therefor filed
by the subdivider or the appellant. In the case of an
appeal by an interested person other than a subdi-
vider, the city clerk shall set the matter for hearing
within thirty days from the filing of the notice of
appeal.

B. Hearings on appeals from actions with
regard to tentative parcel maps and tentative tract
maps shall be public hearings.

C. The city clerk shall give notice of public
hearings on appeals regarding tentative tract maps
in the manner prescribed by subsections B and C of
Section 12.32.160.

D. The city clerk shall give notice of public
hearings on appeals of actions regarding tentative
tract maps in the manner prescribed by subsections
B and C of Section 12.36.180.

E. Where the appeal is taken by an interested
person, not less than ten days prior to the date of
the hearing on the appeal, the city clerk shall notify
the subdivider in writing postage prepaid, ad-
dressed to the most recent address of the subdivider
indicated on his or her application. (Ord. 1418 § 28
(part), 1983: prior code § 21-12.5)
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12.64.060  Action by city council.

A. The city council shall render its decision
on the appeal within ten days of the date of the
hearing.

B. The city council may sustain, modify, re-
Ject, or overrule the action of the planning director
or planning commission.

C. In the case of an appeal of an action on a
tentative parcel map, the city council shall make
the findings prescribed in Sections 12.32.190 or
12.32.200.

D. In the case of an appeal of an action on a
tentative tract map, the city council shall make the
findings prescribed in Sections 12.36.220 or
12.36.230. (Ord. 1418 § 28 (part), 1983: prior code
§ 21-12.6)
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Chapter 12.68

ADMINISTRATION AND ENFORCEMENT

Sections: 7
12.68.010  Responsibility for enforcement.
12.68.020  Guaranteeing compliance with
conditions.
12.68.030  Violations and penalties.
12.68.040  Violations a misdemeanor.
12.68.050  Injunctive relief.
12.68.060  Restrictions on issuance of
permits for development.
12.68.070  Certificate of compliance.
12.68.080  Notice of violation.
12.68.010  Responsibility for enforcement.

Except where herein otherwise provided, the
planning director and the city attorney shall enforce
the provisions of this article. (Ord. 1352 § 1 (part),
1980: prior code § 21-13.1)

12.68.020  Guaranteeing compliance with
conditions.

As a condition of the approval of a subdivision
map, the subdivider may be required to provide
such evidence or guarantees of compliance with the
conditions of approval as may be deemed neces-
sary by the approving official or agency. (Ord.
1352 § 1 (part), 1980: prior code § 21-13.2)

12.68.030  Vielations and penalties.

A. No person shall sell, lease, or finance any
parcel or parcels of real property or commence
construction of any building for sale, lease or fi-
nancing thereon, except for model homes, or allow
occupancy thereof, for which a final map is re-
quired by this article, until such map thereof in full
compliance with the provisions of this article has
been filed for record by the county recorder.

B. No person shall sell, lease or finance any
parcel or parcels of real property or commence
construction of any building for sale, lease or fi-
nancing thereon, except for model homes, or allow
occupancy thereof, for which a parcel map is re-
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quired by this article, until such map thereof in full
compliance with the provisions of this article has
been filed for record by the county recorder.

C. Conveyances of any part of a division of
real property for which a final or parcel map is re-
quired by this article shall not be made by a parcel
or block number, initial or other designation, unless
and until such map has been filed for record by the
county recorder.

D. This section does not apply to any parcel
or parcels of a subdivision offered for sale or lease,
contracted for sale or lease, or sold or leased in
compliance with or exempt from any law (includ-
ing this article) regulating the design and im-
provement of subdivision in effect at the time the
subdivision was established.

E. Nothing contained in subsections A or B
shall be construed to prohibit an offer or contract to
sell, lease, or finance real property or to construct
improvements thereon where such sale, lease, or
financing, or the commencement of such construc-
tion is expressly conditioned upon the approval and
filing of a final subdivision or parcel map, as re-
quired under this article. (Ord. 1418 §§ 29 and 30,
1983; Ord. 1352 § 1 (part), 1980: prior code § 21-
13.3)

12.68.040  Violations a misdemeanor.

Any person who violates any provision of this
article shall be guilty of a misdemeanor and upon
conviction thereof shall be punishable by a fine of
not more than five hundred dollars, or by impris-
onment for term not exceeding one hundred eighty
days, or by both such fine and imprisonment. Such
person shall be deemed to be guilty of a separate
offense for each and every day during any portion
of which any violation of this article is committed
or continued by such person, and shall be punish-
able as herein provided. (Ord. 1352 § 1 (part),
1980: prior code § 21-13.4)

12.68.050  Injunctive relief.

The city attorney may file an action in the supe-
rior court of San Mateo County, on behalf of the
city, to enjoin any attempted or proposed subdivi-
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sion or sale, lease or financing in violation of this
article. (Ord. 1352 § 1 (part), 1980: prior code §
21-13.5)
12.68.060  Restrictions on issuance of permits
for development.

A. No officer or employee of the city shall
issue any permit or grant any approval on behalf of
the city necessary to develop any real property
which has been divided, or which has resulted from
a division, in violation of the provisions of this ar-
ticle if the planning director finds that the devel-
opment of such real property is contrary to the pub-
lic health or the public safety. The authority to
deny such a permit or such approval shall apply
whether the applicant therefor was either the owner
of record at the time of such violation, or whether
such applicant is either the current owner of record
or a lendee of the current owner of record pursuant
to a contract of sale of the real property with, or
without actual or constructive knowledge of the
violation at the time of the acquisition of his or her
interest in such real property.

B. If an officer or employee of the city issues
a permit or grants approval for the development of
any such real property, the planning director may
impose only those conditions that would have been
applicable to the division of the property at the
time the applicant acquired his or her interest in
such real property, and which has been established
at such time by the Subdivision Map Act or this
chapter, except as follows:

1. Where the applicant was the owner of re-
cord at the time of the initial violation of the provi-
sions of this chapter who, by grant of the real prop-
erty created a parcel or parcels in violation thereof,
and such person is the current owner of record of
one or more of the parcels which were created as a
result of the grant in violation thereof, then the
planning director may impose such conditions as
would be applicable to a current division of the
property; and

2. If a conditional certificate of compliance
has been filed for record under the provisions of
subsection B of Section 12.68.070, only such con-
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ditions stipulated in that certificate shall be appli-
cable. (Ord. 1418 § 31, 1983; Ord. 1352 § 1 (part),
1980: prior code § 21-13.6)

12.68.070  Certificate of compliance.

A. Any person owning real property or a
vendee of such person pursuant to a contract of sale
of such real property may request, and the planning
director shall determine, whether such real property
complies with the provisions of this article. Upon
making such a determination, the planning director
shall cause a certificate of compliance to be filed
for record with the county recorder. The certificate
of compliance shall identify the real property and
shall state the division thereof complies with appli-
cable provisions of this article.

B. If the planning director determines that
such real property does not comply with the provi-
sions of this article, he or she shall issue a certifi-
cate of compliance or a conditional certificate of
compliance. He or she may, as a condition to grant-
ing a certificate of compliance, impose such condi-
tions as would have been applicable to the division
of the property at the time the applicant acquired
his or her interest therein, and which had been es-
tablished at such time by this. chapter, except as
provided in the following sentence. Where the ap-
plicant was the owner of record at the time of the
initial violation of this article and such person is
the current owner of record of one or more of the
parcels which were created as the result of the
grant in violation of this article, then the planning
director may impose such conditions as would be
applicable to a current division of the property.
Upon making such a determination and establish-
ing such conditions, the planning director shall
cause a conditional certificate of compliance to be
filed for record with the county recorder. Such cer-
tificate shall serve as a notice to the property owner
or vendee who has applied for the certificate pursu-
ant to this section, a grantee of the property owner,
or any subsequent transferee or assignee of the
property that the fulfillment and implementation of
such conditions shall be required prior to subse-



quent issuance of a permit or other grant of ap-
proval for development of the property.

C. Compliance with such conditions shall not
be required until such time as a permit or other
grant of approval for development of such property
is issued.

D. A certificate of compliance shall be issued
for any real property which has been approved for
development pursuant to Section 12.68.060.

E. A recorded final map or parcel map shall
constitute a certificate of compliance with respect
to the parcels of real property described therein.
(Ord. 1352 § 1 (part), 1980: prior code § 21-13.7)

12.68.080  Notice of violation.

A. Whenever the planning director has
knowledge that real property has been divided in
violation of this article, he or she shall cause to be
filed for record with the county recorder a notice of
intention to record a notice of violation, describing
the real property in detail, naming the owners
thereof, describing the violation and stating that an
opportunity will be given to the owner to present
evidence.

B. Upon recording a notice of intention to
record a notice of violation, the planning director
shall mail a copy of such notice to the owner of
such real property. The notice shall specify a time,
date and place at which the owner may present evi-
dence to the planning commission why such notice
should not be recorded.

C. If, after the owner has presented evidence,
it is determined that there has been no violation, the
planning director shall record a release of the no-
tice of intention to record a notice of violation with
the county recorder.

D. If after the owner has presented evidence
the planning commission determines that the prop-
erty has in fact been illegally divided, or if within
sixty days of receipt of such copy the owner of
such real property fails to inform the planning di-
rector of his or her objection to recording the notice
of violation, the planning director shall record the
notice of violation with the county recorder.
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E. The notice of intention to record a notice
of violation and the notice of violation, when re-
corded, shall be deemed to be constructive notice
of the violation to all successors in interest in such
property. (Ord. 1352 § 1 (part), 1980: prior code §
21-13.8)
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Article II1. Zoning
Chapter 12.72
AUTHORITY

Sections:
12.72.010 Authority.

12.72.010  Authority.

This article is adopted pursuant to the Planning
and Zoning Law of the State of California (Title 7,
Division 1, Chapter 4, commencing with Section
65800 of the Government Code) and is supplemen-
tal to the provisions thereof. All provisions of said
chapter and future amendments thereto not incor-
porated in this article shall apply to all proceedings
under this title. (Ord. 1410 §1 (part), 1982: prior
code § 27-1.1)
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Chapter 12.76
TITLE, PURPOSE, ETC.
Sections:
12.76.010  Title.
12.76.020  Policy.
12.76.030  Purpose.
12.76.040  Consistency with general or
specific plans and CEQA.
12.76.050  Application.
12.76.060  Fees.
12.76.070  Relation to previous regulations.
12.76.080  Interpretation by planning
commission.
12.76.090  Validity.
12.76.100  Completeness of application.
12.76.110  Approval or disapproval within
time limit set by state law.
12.76.120  Notice to county assessor and
owner.
12.76.130  Resubmittal of application.
12.76.010  Title.

This article shall be known as the “San Bruno
Zoning Ordinance.” (Ord. 1410 § 1 (part), 1982:
prior code § 27-2.1)

12.76.020  Policy.

It is the policy of the city that the development
of land and the design and arrangement of struc-
tures be subject to the control of the city pursuant
to the general plan. (Ord. 1410 § 1 (part), 1982:
prior code § 27-2.2)

12.76.030  Purpose.

This article is adopted to protect and promote
the public health, safety, comfort, convenience and
general welfare, and to achieve the following addi-
tional purposes:

A. To provide a precise guide to the physical
development of the city in order to achieve the land
uses and open spaces described in the general plan;

B. To promote development that is most ap-
propriate and beneficial to the city;
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C. To promote an efficient, safe system of
traffic circulation;
D. To provide for adequate off-street parking

facilities;

E. To provide for appropriate population
densities;

F. To provide for the appropriate location of

public facilities;

G. To provide for appropriate locations and
standards for commercial uses in accord with the
general plan in order to strengthen the economic
base of the city;

H. To promote development that enhances its
sites and the quality of its neighborhood;

I.  To ensure that new development will not
overburden existing utility systems and public fa-
cilities and services; and that provisions are made
to supplement said systems, facilities and services
if necessary to accommodate new development;

J.  To discourage development in hazardous
areas or under hazardous conditions in order to pro-
tect the public health, safety, and general welfare.
(Ord. 1410 § 1 (part), 1982: prior code § 27-2.3)
12.76.040  Consistency with general or
specific plans and CEQA.

Approval of all applications pursuant to this
article shall be based on a finding that said ap-
proval is consistent with the general plan and any
applicable specific plan adopted by the city coun-
cil. In those instances where general or specific
plan policies are more restrictive than the zoning
regulations, said applicable policies shall have
precedence in regulating the application. Applica-
tions for rezoning, architectural review or use per-
mit shall be denied if found to be inconsistent with
the general plan or applicable specific plan.

Prior to taking action on any application the
approving authority, i.e., architectural review
committee, planning commission, or city council,
shall review the environmental status of the project
for which application is being made. Unless the
project is categorically exempt, the approving au-
thority shall certify that the negative declaration or
environmental impact report is complete and ade-
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quate. (Ord. 1410 § 1 (part), 1982: prior code § 27-
2.4)

12.76.050  Application.

The regulations established by this article shall
apply to all property within the incorporated limits
of the city. Such regulations shall be interpreted as
the minimum standards reasonably necessary to
promote the public health, comfort and general
welfare. (Ord. 1410 § 1 (part), 1982: prior code §
27-2.5)

12.76.060  Fees.

The city council shall by resolution establish a
schedule of fees for processing the various applica-
tions required by this article. No application shall
be considered complete and ready for processing
until the required fee has been paid. (Ord. 1410 § 1
(part), 1982: prior code § 27-2.6)

12.76.070  Relation to previous regulations.
Except as specifically provided herein, this arti-

cle shall not be interpreted to repeal, abrogate, an-
nul or in any way affect any existing provisions of
any law, ordinance or regulation, or any permits
.previously issued relating to the construction, erec-
tion, moving, alteration or enlargement of any
building or improvement. (Ord. 1410 § 1 (part),
1982: prior code § 27-2.7)

12.76.080  Interpretation by planning
commission.

In determining whether or not the use of land or
any structure in any district is similar in nature,
function or operation to the particular uses allowed
in a district, the commission shall consider the fol-
lowing criteria:

A. Effect upon public health, safety and gen-
eral welfare of the neighborhood involved and the
city at large;

B. Effect upon traffic and parking conditions;

C. Effect upon the orderly development of
the area in question and the city at large; and
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D. Consistency with the general plan or ap-
plicable specific plan. (Ord. 1410 § 1 (part), 1982:
prior code § 27-2.8)

12.76.090  Validity.

No action of the city, or any approving author-
ity thereof shall be deemed invalid by reason of
failure to comply with or conform to the procedural
requirements of this article. (Ord. 1410 § 1 (part),
1982: prior code § 27-2.9)

12.76.100  Completeness of application.

Not later than thirty calendar days after receiv-
ing an application the planning director shall notify
the applicant in writing as to whether the applica-
tion is complete. If the application is not complete,
the planning director shall specify those parts of the
application which are incomplete and shall indicate
the manner in which they can be made complete.

After the planning director accepts an applica-
tion as complete, the applicant shall not be re-
quested to provide any new or additional informa-
tion which was not required as part of the applica-
tion; provided, however, that in the course of proc-
essing, the applicant may be required to clarify,
amplify, correct or otherwise supplement the in-
formation required for the application. (Ord. 1410
§ 1 (part), 1982: prior code § 27-2.10)

12.76.110  Approval or disapproval within
time limit set by state law.

Any application made pursuant to this article
shall be approved or disapproved, and extensions
granted and completeness of application deter-
mined, within the time periods specified by state
law. (Ord. 1410 § 1 (part), 1982: prior code § 27-
2.11)
12.76.120  Notice to county assessor and
owner.

Whenever the zoning district applicable to a lot
is changed or a variance, conditional use permit,
minor modification, or finding is granted with re-
spect to such lot, the planning director shall, within
thirty days, notify the county assessor of such ac-



tion. If the action was requested by other than the
owner of record, the planning director shall simul-
taneously notify the owner of such lot of the fact
that such notice has been sent to the assessor, of the
assessor’s duty under Section 402.2 of the Revenue
and Taxation Code, and of the rights and process of
assessment protest and equalization hearing as pro-
vided in Part 3 (commencing with Section 1601) of
Division 1 of the Revenue and Taxation Code.
(Ord. 1410 § 1 (part), 1982: prior code § 27-2.12)

12.76.130  Resubmittal of application.

Where an application for rezoning, use permit,
variance or minor modification is denied, the appli-
cation shall not be eligible for resubmittal within
one year of such denial unless, in the opinion of the
person or body which most recently considered the
application either as an original matter or as an ap-
peal, new evidence is submitted or conditions have
changed to such an extent that said person or body
determines that further consideration is warranted.
When a matter is denied, denial shall be deemed to
have occurred on the date the last body or person
considering the matter makes a decision. (Ord.
1410 § 1 (part), 1982: prior code § 27-2.13)
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Sections:
12.80.005
12.80.007
12.80.010
12.80.015
12.80.020
12.80.025
12.80.030
12.80.035
12.80.040
12.80.045
12.80.050
12.80.055
12.80.060
12.80.065
12.80.070
12.80.075
12.80.080

12.80.085
12.80.090
12.80.095
12.80.100
12.80.105
12.80.110
12.80.115
12.80.120
12.80.130
12.80.135
12.80.140
12.80.145
12.80.150
12.80.155
12.80.160
12.80.165
12.80.170
12.80.175
12.80.180
12.80.185
12.80.190
12.80.193

Chapter 12.80

DEFINITIONS

Scope.

Uniform Building Code (UBC).
Accessory building.
Accessory use.

Adult bookstore.

Adult entertainment facility.
Adult motion picture theater.
Adpvertising display.
Advertising structure.

Alley.

Amusement game center.
Apartment.

Arcade.

Architectural review committee.
Automobile repair, major.
Automobile repair, minor.
Automobile service station or
gasoline service station.
Boardinghouse.

Building.

Building coverage.

Building, main.

Building site.

Business, retail.

Business, wholesale.

CEQA.

Child nursery.

Church.

Clinic.

Community apartment.
Conditional use.
Condominium.
Condominium project.
Convalescent hospital.
Conversion.

Council.

Crop and tree farming.
Disabled person.

District.

Drinking place.
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12.80.195
12.80.200
12.80.205
12.80.210
12.80.215
12.80.220
12.80.221
12.80.225
12.80.227
12.80.230
12.80.235
12.80.240
12.80.245

- 12.80.250

12.80.255
12.80.260
12.80.265
12.80.270

12.80.275
12.80.280
12.80.285
12.80.287
12.80.290
12.80.295
12.80.300
12.80.305
12.80.310
12.80.315
12.80.320
12.80.325
12.80.330
12.80.335
12.80.340

12.80.345
12.80.350
12.80.355
12.80.360
12.80.365
12.80.370
12.80.375
12.80.380
12.80.385

Drive-in eating place.
Dwelling, single-family.
Dwelling, two-family or duplex.
Dwelling, multiple.

Excess housekeeping unit.
Family.

Family day care.

Freeway.

Gambling club.

Garage or carport.
Guesthouse.

Garage, subterranean.
Height of buildings.

Home occupation.

Hospital.

Hotel.

Housekeeping unit.
Interested party or interested
person.

Junkyard.

Landscaped freeway.
Landscaping.

Loft floor.

Lot.

Lot area.

Lot depth.

Lot line.

Lot width.

Major repair or renovation.
Massage establishment.
Medical/dental offices.
Minor modification.

Motel.

Nonconforming
building/structure.
Nonconforming sign.
Nonconforming use,
Off-site.

Off-street parking facilities.
Open space.

Overlay.

Parking space.

Permitted use.

Place; to place (in relation to a
sign).



12.80.390  Planning director.

12.80.395  Professional office.

12.80.400  Public dance/public
entertainment event.

12.80.405  Rest home.

12.80.407  Restaurant.

12.80.408  Restaurant with alcoholic
beverage sales.

12.80.410 Senior citizen.

12.80.415 Setback, front.

12.80.420 Setback, rear.

12.80.425 Setback, side.

12.80.430 Side and front of corner lots.

12.80.435  Sign.

12.80.440  Sign area.

12.80.445  Special residential care facility.

12.80.447  Specialty restaurant.

12.80.450  Specific anatomical areas.

12.80.455  Specified sexual activities.

12.80.460 Standard Industrial
Classification Manual (SIC).

12.80.465  Street.

12.80.470 Street line.

12.80.475  Structure.

12.80.480 Structural alterations.

12.80.485 This article.

12.80.490  Use.

12.80.495  Veterinary hospital.

12.80.500  Valet parking.

12.80.510  Yard.

12.80.005  Scope.

For the purpose of this article certain words and
terms used herein are defined in the following sec-
tions. Words used in the present tense include the
future, words in the singular number include the
plural, and words in the plural number include the
singular unless the natural construction of the
wording indicates otherwise. The word “shall” is
mandatory; and the word “may,” permissive. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.007  Uniform Building Code (UBC).
For the purpose of this title the Uniform Build-
ing Code, as amended periodically, and subject to
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any amendments, additions, and deletions set forth
in this chapter, shall define all words, phrases, and
terminology which are not otherwise defined
herein. In the event that the definition of any word,
phrase, or terminology herein conflicts with a defi-
nition within the Uniform Building Code, the defi-
nitions set forth herein shall prevail. (Ord. 1705 § 1
(part), 2005)

12.80.010  Accessory building.

“Accessory building” means a separate build-
ing, the use of which is subordinate and incidental
to that of the main building, structure, or use on the
same lot. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))

12.80.015  Accessory use.
“Accessory use” means a use which is subordi-

nate and incidental to the main use on the same lot.
(Ord. 1410 § 1 (part), 1982: prior code § 27-3.1

(part))

12.80.020  Adult bookstore.

“Adult bookstore” means an establishment in
which the dominant character or theme of a pre-
ponderance of its stock in trade, books, magazines,
and other periodicals is distinguished or character-
ized by its emphasis on specified sexual activities
or specific anatomical areas, as such terms are de-
fined in this chapter. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part)) '

12.80.025  Adult entertainment facility.
“Adult entertainment facility” means an estab-
lishment used for presenting live entertainment, the
predominant character or theme of which empha-
sizes, depicts, describes, or relates to specified ana-
tomical areas or specified sexual activities. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.030  Adult motion picture theater.
“Adult motion picture theater” means an en-
closed building in which the predominant character
or theme of a preponderance of motion pictures
exhibited is distinguished or characterized by its
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emphasis on specified anatomical areas or specified
sexual activities. (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))

12.80.035  Advertising display.

“Advertising display” means advertising struc-
ture or sign. (Ord. 1410 § 1 (part), 1982: prior code
§ 27-3.1 (part))

12.80.040  Advertising structure.

“Advertising structure” means a structure of
any kind or character erected or maintained for
outdoor advertising purposes on which any poster,
bill, printing, painting, or other advertisement of
any kind whatsoever may be placed, including
statuary. Such term does not include:

A. Official notices issued by a court of public
body or officer;

B. Notices posted by any public officer in
performance of a public duty, or by any person giv-
ing legal notice;

C. Directional, warning or information signs
or structures required or authorized by laws or by
federal, state, or municipal authority. (Ord. 1410 §
1 (part), 1982: prior code § 27-3.1 (part))

12.80.045  Alley.

“Alley” means any public thoroughfare which
affords only a secondary means of access to abut-
ting property. (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))

12.80.050 Amusement game center,
“Amusement game center” means a public
place of amusement or public place of business in
which more than three amusement machines are
installed. As used herein, an “amusement machine”
is any device, machine, apparatus, or other instru-
ment (including, but not limited to electronic
games, marble games, and pinball games) the op-
eration of which is permitted, controlled, allowed,
or made possible by the deposit or placing of any
coin, plate disk, slug or key into any slot, recepta-~
cle, crevice, or other opening, or by the payment of
any fee or fees, for its use as a game or contest of
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any description, or which may be used for any such
game or contest, and the use or possession of which
is not prohibited by laws of the state. (Ord. 1410 §
1 (part), 1982: prior code § 27-3.1 (part))

12.80.055  Apartment.
“Apartment” means multiple family dwelling.
(Ord. 1410 § 1 (part), 1982: prior code § 27-3.1

(part))

12.80.060  Arcade.

“Arcade” means a structure designed to provide
a passage or pedestrian way through all or a portion
of the structure, having as the primary function the
provision of access to stores or offices from such
pedestrian way. (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))

12.80.065  Architectural review committee.

“Architectural review committee” means a
committee composed of three members of the
planning commission who shall be selected by the
commission and who shall conduct regular public
meetings, the schedule of which shall be estab-
lished by the commission. (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part))

12.80.070  Automobile repair, major.

“Major automobile repair” means the repair or
replacement of frames and bodies, including paint-
ing of vehicles of all weights and sizes, and the
repair or replacement of engines, transmissions,
power trains and wheels of vehicles, exceeding one
and one-half ton capacity. This definition includes
auto and truck paint shops, body and fender repair
shops and wrecked vehicle storage areas. When
any of the above uses are an integral part of and
connected with new motor vehicle dealers, such
use shall be considered as an accessory use. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.075  Automobile repair, minor.

“Minor automobile repair” means the repair or
replacement of all or portions of engines, transmis-
sions, power trains and wheels of vehicles not ex-



ceeding one and one-half ton capacity. This defini-
tion includes auto transmission shops, brake and
wheel shops, radiator repair shops, fuel and electri-
cal repair shops, upholstery and muffler shops.
(Ord. 1410 § 1 (part), 1982: prior code § 27-3.1

(part))

12.80.080  Automobile service station or
gasoline service station.

“Automobile service station” or “gasoline ser-
vice station” means a retail place of business en-
gaged in supplying goods and services essential to
the normal operation of automobiles, such as, dis-
pensing of automotive fuel and motor oil, vehicle
washing and lubricating services; the sale and ser-
vice of tires, batteries, replacement items and other
automotive accessories; and minor automotive re-
pair. This definition shall not be deemed to include
body or fender work, painting or major automobile
repairs, sales of nursery products, sale of alcoholic
beverages, or coupon redemption for sales of mer-
chandise not accessory to a motor vehicle. Gasoline
service stations may also provide a towing service
limited to no more than two trucks or equipment
rental, subject to conditions of approval by the re-
viewing agency. When a conditional use permit
shall have been granted to authorize an automobile
service station or gasoline service station on a lot,
the only use permitted thereon shall be the supply-
ing of those goods and services described in the
first and third sentences of this definition, unless
such conditional use permit expressly authorized
other uses. Permitted uses otherwise allowed in the
zoning district in which a service station is located
are not allowed in conjunction with a service sta-
tion unless specifically authorized by a conditional
use permit. (Ord. 1410 § 1 (part), 1982: prior code
§ 27-3.1 (part))

12.80.085  Boardinghouse.
“Boardinghouse” means a dwelling other than a
hotel where lodging and meals for three or more

persons is provided for compensation. (Ord. 1410 §
1 (part), 1982: prior code § 27-3.1 (part))
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12.80.080

12.80.090  Building.

“Building” means any structure having a roof
supported by columns or by walls and designed for
the shelter or housing of any person, animal or
chattel. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))

12.80.095  Building coverage.

“Building coverage” means all of the area of
any building site occupied by any main building or
accessory building. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part))

12.80.100  Building, main.

“Main building” means a building in which is
conducted the principal use of the lot and/or build-
ing site on which it is situated. A parking structure
under a building shall be considered part of the
main building. (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))

12.80.105  Building site.

“Building site” means a lot or parcel of land, in
single or joint ownership, and occupied or to be
occupied by a main building and accessory build-
ings, or by a dwelling group and its accessory
buildings, or by any use permitted herein, together
with such open spaces as required by the terms of
this article and having its principal frontage on a
street, road or highway. (See Section 12.80.290,
Lot.) (Ord. 1410 § 1 (part), 1982: prior code § 27-

3.1 (part))

12.80.110 Business, retail.

The retail sales of any article, substance or
commodity for the profit or livelihood, conducted
within a building but not including the sale of lum-
ber or other building materials or the sale of used
or second-hand goods or materials of any kind.
(Ord. 1410 § 1 (part), 1982: prior code § 27-3.1

(part))

12.80.115 Business, wholesale.
“Wholesale business” means the wholesale
handling of any article, substance or commodity for



12.80.120

the profit or livelihood, but not including the han-
dling of lumber or other building materials or the
open storage or sale of any material or commodity,
and not including the processing or manufacture of
any product or substance. (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part))

12.80.120 CEQA.

“CEQA” means the California Environmental
Quality Act of 1970, setting forth requirements for
governmental agencies at all levels to develop
standards and procedures necessary to protect envi-
ronmental quality, and setting forth regulations for
environmental impact reports (EIR). (Ord. 1410 § 1
(part), 1982: prior code § 27-3.1 (part))

12.80.130  Child nursery.

“Child nursery” means an establishment for the
part-time care and instruction whether or not for
compensation of seven or more children, other than
those residents on the site. (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part))

12.80.135  Church.

“Church” means a structure intended as a meet-
ing place for organized religious worship and re-
lated activities. (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))

12.80.140  Clinic.

“Clinic” means a group of two or more persons
of the medical or dental profession providing out-
patient services. (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))

12.80.145  Community apartment.
“Community apartment” means a development
in which an undivided interest in land is coupled
with the right of exclusive occupancy of any
apartment located thereon. “Community apart-
ment” includes a stock cooperative, which is a cor-
poration formed or availed of primarily for the pur-
pose of holding title to, either in fee simple or for a
term of years, improved real property, if all or sub-
stantially all of the shareholders of such corpora-
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tion receive a right of exclusive occupancy in a
portion of the real property, title to which is held
by a corporation, which right of occupancy is trans-
ferable only concurrently with the transfer of the
share or shares of stock in the corporation held by
the persons having such right of occupancy. For the
purposes of this code, community apartments are
subject to the same restrictions, conditions, re-
quirements and taxes as condominiums. (Ord. 1410
§ 1 (part), 1982: prior code § 27-3.1 (part))

12.80.150 Conditional use.

“Conditional use” means a use which is al-
lowed in a zoning district subject to obtaining a use
permit. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))

12.80.155  Condominium.

“Condominium” means an estate in real prop-
erty consisting of an undivided interest in common
in a portion of a parcel of real property together
with a separate interest in space in a residential,
industrial or commercial building on such real
property, such as an apartment, office or store. A
condominium may include, in addition, a separate
interest in other portions of real property. Such
separate interest may, with respect to the duration
of its enjoyment, be either (a) an estate or inheri-
tance or perpetual estate, (b) an estate for life, (c)
an estate for years, such as a leasehold or sublease-
hold, or (d) a right of use. Condominiums shall in-
clude townhouses. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part))

12.80.160  Condominium project.
“Condominium project” means the entire par-
cel, or portion thereof, of real property, including
all structures thereon, subdivided or to be subdi-
vided for the purpose of constructing or converting
existing structures to condominium units. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.165  Convalescent hospital.
“Convalescent hospital” means an institution
offering or providing lodging, meals, nursing, die-



tary or other personal services to convalescents,
invalids or aged persons, but does not include sur-
gery or the care of persons with contagious or
communicable diseases. Convalescent hospital in-
cludes sanitorium or sanitarium. Convalescent hos-
pitals shall have a minimum of a registered nurse
on duty at all times. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part))

12.80.170  Conversion.

“Conversion” means a change in the type of
ownership of one or more lots or parcels of real
property, together with the existing attached struc-
tures, to that defined as a condominium project or a
community apartment project or a stock coopera-
tive, regardless of the present or prior use of such
land and structures and whether substantial im-
provements have been made or are to be made to
such structures. (Ord. 1410 § 1 (part) 1982: prior
code § 27-3.1 (part))

12.80.175  Council.
“Council” means the city council of San Bruno.
(Ord. 1410 § 1 (part), 1982: prior code § 27-3.1

(part))

12.80.180  Crop and tree farming,.

“Crop and tree farming” means the raising of,
but not the sale on the premises of, any form of
vegetation for profit. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part))

12.80.185  Disabled person.

“Disabled person” means a person who has a
combination of partial or total physical incapacity
and inability to work (as defined in the California
Workers Compensation Law), or the inability to
engage in any substantial gainful activity by reason
of any medically determined physical or mental
impairment, or blindness (a central visual acuity of
20/200 or less in the better eye with the use of a
correcting lens). (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))
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12.80.170

12.80.190  District.

“District” means a portion of the city within
which certain uses of land and buildings are per-
mitted or prohibited and within which certain yards
and other open spaces are required and certain
height limits are established for buildings, all as set
forth and specified in this article. (Ord. 1410 § 1
(part), 1982: prior code § 27-3.1 (part))

12.80.193  Drinking place.

“Drinking place” means an establishment
which sells alcoholic beverages for consumption on
premises as either the primary business of the es-
tablishment or that portion of any allowable land
use establishment which provides an alcoholic bev-
erage sales activity for consumption on premises as
a subordinate service.

The alternative use of the descriptive words
“bar,” “tavern,” “nightclub,” or “cocktail lounge”
in defining any form of drinking place when used
in Chapter 12 of the San Bruno Municipal Code,
shall mean “drinking place” as defined above. For
the purposes of this ordinance, liquor stores, pri-
vate clubs or lodges, and special events (public or
private) are not included in the definition of “drink-
ing place”. (Ord. 1685 § 1.1, 2003: Ord. 1471 § 3,
1986)

12.80.195  Drive-in eating place.

“Drive-in eating place” means an eating place:

A. Which has less than fifty percent of the
floor area of the total structure devoted to indoor
seating, and which serves food and/or drink from
throw-away plates, wrappings or cups; or

B. Which serves food from a pass-through
opening to vehicles; or

C.  Which serves food to parked vehicles.

Establishments selling prepared food for exclu-
sive consumption off the premises shall not be con-
sidered as drive-in eating places on the basis of
seating but may be considered as drive-in eating
places on the basis of a pass-through opening or
service to parked vehicles. (Ord. 1471 § 2, 1986;
Ord. 1410 § 1 (part), 1982: prior code § 27-3.1

(part))



12.80.200

12.80.200  Dwelling, single-family.

“Single-family dwelling” means a building de-
signed for, or used to house, not more than one
family, including all necessary employees of such
family. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))

12.80.205  Dwelling, two-family or duplex.
“Two-family dwelling” or “duplex” means a
building containing not more than two kitchens
designed and/or used to house not more than two
families, living independently of each other, in-
cluding all necessary employees of each such fam-
ily. (Ord. 1410 § 1 (part), 1982: prior code § 27-3.1

(part))

12.80.210  Dwelling, multiple.

“Multiple dwelling” means a building or por-
tion thereof, used and designed as residence for
three or more families living independently of each
other and doing their own cooking in said building,
including apartment houses, apartment hotels and
flats, but not including automobile courts or board-
inghouses. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))

12.80.215  Excess housekeeping unit.

“Excess housckeeping unit” means a house-
keeping unit which, when added to other house-
keeping units on the same lot, would result in the
presence of a number of units on such lot in excess
of the maximum number permitted on such lot un-
der the regulations of the applicable zoning district.
(Ord. 1410 § 1 (part), 1982: prior code § 27-3.1

(part))

12.80.220  Family.

“Family” means one or more persons occupy-
ing a premises and living as a single housekeeping
unit as distinguished from a group occupying a ho-
tel, club, fraternity, sorority house, roominghouse,
or boardinghouse. A family shall be deemed to in-
clude necessary servants. (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part))
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12.80.221  Family day care.

A. “Family day care” means regularly pro-
vided care, protection and supervision of fourteen
or fewer children, in the provider’s home, for peri-
ods less than twenty-four hours per day, while the
parents or guardians are away.

B. “Large family day care home” means a
home which provided family day care to seven to
fourteen children, including children who reside at
the home, as defined in the regulations of the State
Department of Social Services.

C. “Small family day care home” means a
home which provides family day care to eight or
fewer children, including children who reside at the
home, as defined in the regulations of the State De-
partment of Social Services. (Ord. 1433 § 1 (part),
1984: Ord. 1410 § 1 (part), 1982: prior code § 27-

3.1 (part))

12.80.225  Freeway.

“Freeway” means a highway as to which abut-
ting lands have no right or easement of access, or
limited or restricted right of easement or access,
and which is declared to be such in compliance
with the Streets and Highway Code of the state.
(Ord. 1410 § 1 (part), 1982: prior code § 27-3.1
(part))

12.80.227  Gambling club.

“Gambling club” means any establishment
where legal gambling or gaming is conducted or
licensed, specifically including any business or
other enterprise that conducts or operates legal
gambling or gaming. “Gambling club” does not
include any facility operated by any bona fide non-
profit society, club, fraternity, labor, or other or-
ganization organized for similar purposes, which
has adopted bylaws and duly elected directors and
members, where the tables are for the exclusive use
of the members of the organization, and no charge
is made for any of the facilities.

“Legal gambling” means any card or other
game, except for bingo, or played for currency,
check, credit or any other thing of value which is
not prohibited and made unlawful by Chapter 9



(commencing with Section 319) or Chapter 10
(commencing with Section 330) of Title 9 of Part 1
of the Penal Code, or otherwise prohibited by any
ordinance of the city of San Bruno. (Ord. 1476 § 6,
1987)

12.80.230  Garage or carport.

“(Garage” or “carport” means a covered area at
least ten feet by twenty feet, designed and usable
for storage of motor vehicles and accessible to an
improved street. (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))

12.80.235  Guesthouse.

“Guesthouse” means an accessory building
with no cooking facilities, designed and/or used for
overnight occupancy only and not as a living unit.
(Ord. 1410 § 1 (part), 1982: prior code § 27-3.1

(part))

12.80.240  Garage, subterranean.

“Subterranean garage” means a garage structure
wholly or partly underground, no portion of which
is more than half of the distance above the average
level of the adjoining ground, except for openings
for ingress and egress. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part))

12.80.245  Height of buildings.

“Height of buildings” means the vertical dis-
tance from the average level of the highest and
lowest point of that portion of the lot covered by
the building to the topmost point of the roof. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.250  Home occupation.

“Home occupation” means a commercial activ-
ity conducted which is clearly incidental and sec-
ondary to the use of the dwelling for residential
purposes, and in accordance with the regulations of
this title. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))
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12.80.230

12.80.255  Hospital.

“Hospital” means an institution providing
physical or mental health services, inpatient or
overnight accommodations, and medical or surgical
care of the sick and injured including full-time
medical supervision of the institution. (Ord. 1410 §
1 (part), 1982: prior code § 27-3.1 (part))

12.80.260  Hotel.

“Hotel” means any building or portion thereof
containing six or more guest rooms and necessary
off-street parking designed or intended to be used
by transient guests. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part))

12.80.265  Housekeeping unit.

“Housekeeping unit” means a single living unit,
consisting of a room or suite or combination of
rooms, providing complete, independent living fa-
cilities for one or more persons, including perma-
nent provisions for living, sleeping, eating, cook-
ing, and sanitation. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part))

12.80.270  Interested party or interested
person.

“Interested party” or “interested person” means
any person who is either:

A. An owner or occupant of real property
within the city of San Bruno or within three hun-
dred feet of the lot or parcel which is the subject of
the appeal; or

B. Employed at a location within said city or
within three hundred feet of such lot or parcel.
(Ord. 1410 § 1 (part), 1982: prior code § 27-3.1

(part))

12.80.275  Junkyard.

“Junkyard” means the use of more than one
hundred square feet of the area of any lot for any
scrap materials or for the dismantling or wrecking
of automobiles or other vehicles or machinery,
whether for sale or storage. (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part)) ‘



12.80.280

12.80.280  Landscaped freeway.

“Landscaped freeway” means one or more sec-
tions of a freeway as to which at least one side of
the right-of-way is or may be improved by the
planting of lawns, trees, shrubs, flowers, or other
ornamental vegetation, which shall require reason-
able maintenance. The character of a freeway is not
changed to a landscaped freeway merely by plant-
ing for the purpose of erosion control, traffic safety
requirements, reduction of fire hazards or traffic
noise abatement. (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))

12.80.285 Landscaping.

“Landscaping” means living vegetation, planted
in the ground, except in those areas where other-
wise allowable by the planning commission. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.287  Loft floor.

A. “Loft floor” means the upper floor level of
an individual dwelling unit provided that the upper
floor level complies with the following conditions:

1. The upper floor level does not exceed five
hundred square feet.

2. The upper floor level has at least one
permanent opening to the lower level.

3. The area of the upper floor level does not
exceed fifty percent of the area of the lower level.

4. The individual dwelling unit is located
within a multifamily residential or mixed-use de-
velopment.

5.  The individual dwelling unit is not located
within a single family residential (R-1) or low den-
sity residential (R-2) zoning district.

B. A loft floor meeting the conditions set
forth in subsection A of this section shall not con-
stitute a story as that term is defined within the
Uniform Building Code. (Ord. 1705 § 1 (part),
2005)

12.80.290  Lot.
“Lot” means a separate parcel of land which
has its principal frontage on a public street, road,
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highway, or private road as approved by the city.
The various classifications of lots are as follows:

A.  “Corner lot” means a site bounded by two
or more adjacent street lines which have an angle
of intersection of not more than one hundred thirty-
five degrees.

B. “Double frontage or through lot” means
an interior lot having frontage on two parallel or
approximately parallel streets.

C. “Flag or panhandle lot” means a building
site with access to a street by means of a corridor
having not less than twenty feet of width. The area
of the access corridor shall not be included in de-
termining the site area of a flag or panhandle lot.

D. “Front lot” means the narrowest dimen-
sion of the lot facing a street.

E. “Interior lot” means a lot other than a cor-
ner lot.
F. “Key lot” means the first lot to the rear of

a reversed corner lot, whether or not it is separated
from this lot by an alley.

G. “Reversed corner lot” means a corner lot,
the side street line of which is substantially a con-
tinuation of the front lot line of the lot upon which
the rear of this corner lot abuts.

H. “Substandard lot” means a lot:

1. Which is situated in any zoning district
with the exception of PD, O and U districts whose
area or lot width does not meet minimum require-
ments for such zoning district; and

2. Which was shown as a separate lot or par-
cel on a subdivision map filed in the office of the
county recorder of the county of San Mateo prior to
January 13, 1962; and

3. Which has never since January 13, 1962
been of one record ownership with adjoining land
sufficient together with said lot or parcel to create a
standard building site. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part))

12.80.295 Lot area,

“Lot area” means the computed area contained
within the lot lines. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part))



12.80.300 Lot depth.
“Lot depth” means the horizontal distance be-
tween the front and rear property lines of a site

measured in the mean direction of the side property
lines. (Ord. 1410 § 1 (part), 1982: prior code § 27-

3.1 (part))

12.80.305 Lot line.

“Lot line” means the boundary of a lot.

A. “Front lot” means on an interior lot, the
lot line abutting the street. On a corner lot, the
shorter line lot line abutting a street. On a through
lot, the lot line abutting the street providing the
primary access to the lot. On a flag lot or panhan-
dle lot, the interior lot line most parallel to and
nearest the street from which access is obtained.

B. “Interior lot” means any lot line not abut-
ting a street.

C. “Rear lot” means the lot line not intersect-
ing a front lot line which is most distant from and
most closely parallel to the front lot line. A lot
bounded by only three lot lines will not have a rear
lot line.

D. “Side lot” means any lot line which is not
a front or rear lot line.

E. “Street lot” means any lot abutting a
street. (Ord. 1410 § 1 (part), 1982: prior code § 27-

3.1 (part))

12.80.310 Lot width.

“Lot width” means the horizontal distance be-
tween the side lines measured at the required front
setback line. (Ord. 1410 § 1 (part), 1982: prior code
§ 27-3.1 (part))

12.80.315  Major repair or renovation.

“Major repair or renovation” means as such
term is used in Chapter 12.88, any repair or renova-
tion of a building or structure for which an expen-
diture of more than five thousand dollars was
made. (Ord. 1410 § 1 (part), 1982: prior code § 27-
3.1 (part))
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12.80.300

12.80.320  Massage establishment.

“Massage establishment” means an establish-
ment having a fixed place of business where mas-
sage baths, or health treatments, involving massage
or baths as the principal function, are given, en-
gaged in, carried on, or permitted to be given, en-
gaged in, or carried on in any manner described in
the provisions of this code governing massage,
bathing, and health establishments. “Massage es-
tablishment” does not include any health club,
health spa, gymmnasium, or other similar facility
designed or intended for general physical exercise
or conditioning in which the furnishing of massage
or bathing services or facilities is subordinate and
incidental. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))

12.80.325  Medical/dental offices.

“Medical/dental offices” means offices of those
persons licensed to practice such medical and den-
tal services as: doctors, dentists, chiropodists, acu-
puncturists, and psychotherapists. (Ord. 1410 § 1
(part), 1982: prior code § 27-3.1 (part))

12.80.330  Minor modification.

“Minor modification” shall include the follow-
ing modifications to structures or grounds which
are nonstructural in nature and which:

A. Change or add windows, doors, or non-
bearing walls;

B. Change or add exterior facades or veneers
to structures;

C. Change or add architectural features or
canopies, such as overhangs or eaves;

D. Change or replace landscaping in existing
landscaped areas. (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))

12.80.335  Motel.
See Section 12.80.260, “Hotel.” (Ord. 1410 § 1
(part), 1982: prior code § 27-3.1 (part))



12.80.340

12.80.340  Nonconforming building/
structure.

“Nonconforming building/structure” means a
structure which was lawfully erected prior to the
adoption of the ordinance codified in this article
but which, under this article, does not conform with
the standards of coverage, yard space, height of
structure, off-street parking or distances between
structures prescribed in the regulations for the dis-
trict in which the structure is located, (Ord. 1410 §

1 (part), 1982: prior code § 27-3.1 (part))

12.80.345  Nonconforming sign.

“Nonconforming sign” means:

A. A sign which does not conform with one
or more provisions of this article but was lawfully
placed and maintained on property in the city prior
to the time this article became effective, or on
property which was outside the city at the time of
the placement of the sign but was subsequently
annexed to the city;

B. A sign which conformed with the provi-
sions of Chapter 12.104 on the effective date
thereof but ceases to conform thereto due to a re-
zoning of the property on which it is situated or due
to a subsequent amendment to this article. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.350  Nonconforming use.
“Nonconforming use” means a use of a build-
ing/structure or land which was lawfully estab-
lished and maintained prior to the adoption of the
ordinance codified in this article but which, under
this article, does not conform with the use regula-
tions for the district in which it is located. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.355  Off-site.

The term “off-site” as used in conjunction with
the terms “advertising display,” “advertising struc-
ture,” or “sign,” refers to a display, structure or
sign which announces or directs attention to:

A. The name or nature of a business not lo-
cated on the lot where such device is placed or pro-
posed to be placed;
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B. A person who is not an occupant of a
structure, building or land on such lot;

C. The nature of type of goods, services, or
products not produced, sold, stored or furnished on
such lot. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))

12.80.360  Off-street parking facilities.
“Off-street parking facilities” means an area on
a lot or within a building, or both, including one or
more parking spaces together with driveways,
aisles, turning and maneuvering areas, clearances,
and similar features, and meeting the requirements
established by this article. The term shall include
parking lots, garages and parking structures. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.365  Open space.

“Open space” means any public, quasi-public,
or private lands or areas devoted to passive or ac-
tive recreation or any zoning, to recreation, agricul-
tural, common area, or other use other than a build-
ing site or sites, not including parking areas or
driveways. (Ord. 1410 § 1 (part), 1982: prior code
§ 27-3.1 (part))

12.80.370 Overlay.

“Overlay” means a zoning designation applied
to one or more lots which adds special regulations
in addition to those of the zoning district in which
the property is situated (i.e., the “M” overlay adds
the individual district regulations to the zoning dis-
trict on which it is imposed). (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part))

12.80.375  Parking space.

“Parking space” means an accessible and usable
space on the building site of not less than the
minimum standards set out in Chapter 12.100.
(Ord. 1410 § 1 (part), 1982: prior code § 27-3.1

(part))
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12.80.380  Permitted use.

“Permitted use” means a use of right within a
zone as determined in Chapter 12.96. (Ord. 1410 §
1 (part), 1982: prior code § 27-3.1 (part))

12.80.385  Place; to place (in relation to a

sign).

“Place,” or “to place” (in relation to a sign)
means to erect, construct, post, paint, tack, nail,
glue, stitch, carve, or otherwise fasten, affix, or
make visible any sign to the ground or any tree,
bush, rock, fence, post, wall, building, structure or
thing. (Ord. 1410 § 1 (part), 1982: prior code § 27-

3.1 (part))

12.80.390  Planning director.

“Planning director” means the community and
economic development director of the city of San
Bruno. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))

12.80.395  Professional office.

“Professional office” means an office where
one or more of the following such uses is con-
ducted: accountant, advertising agency, architect,
attorney, civil engineer or surveyor’s drafting of-
fice, collection agency, insurance office, photogra-
pher, private detective, real estate office, social
worker, or similar use. “Professional office” does
not include the following such uses: barber shop,
beauty parlor, pest control, pharmacy, or veteri-
nary. “Professional office” does not include medi-
cal/dental offices. (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))

12.80.400  Public dance/public entertainment
event.
“Public dance/public entertainment event”

means any dance or live audible or visible dramatic
or musical performance, or any other type of live
entertainment, to which the public is admitted, or at
which an admission fee is charged for persons at-
tending the dance or event, whether such admis-
sions is charged at the door or entry, through the
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sale of tickets, or in any manner whatsoever. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.405  Rest home.

“Rest home” means a home offering or provid-
ing lodging, meals, nursing, dietary or other per-
sonal services to convalescents, invalids or aged
persons but does not include surgery or the care of
persons with contagious or communicable diseases.
“Rest homes” includes home for the aged. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.407  Restaurant.

“Restaurant” means a retail establishment
which prepares and sells food and/or drinks for
consumption primarily upon the premises, which
has fifty percent or more of the premises’ floor area
used for table seating and/or counter seating. Those
establishments preparing and selling food which
have some or all of its table seating area outside
and adjoining the premises’ structure must include
that outside seating area in calculating the prem-
ises’ usable floor area.

The alternative use of the descriptive words
“eating place” or “cafe” which meet the above de-
scription of restaurant’ when used in Chapter 12 of
the San Bruno Municipal Code, shall mean a “res-
taurant” as defined above. (Ord. 1471 § 4, 1986)
12.80.408  Restaurant with alcoholic
beverage sales.

A “restaurant with alcoholic beverage sales”
means an eating establishment, where a portion of
the premises is dedicated to the preparation and
serving of alcoholic beverages for consumption on
premises. A “restaurant with alcoholic beverage
sales” is also a “drinking place” as defined in
Chapter 12 of the San Bruno Municipal Code. The
alternative use of the descriptive words “eating
place with alcoholic beverage sales” in defining
any form of “restaurant with alcoholic beverage
sales” shall mean “restaurant with alcoholic bever-
age sales” as defined herein. (Ord. 1685 § 1.2,
2003)
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12.80.410  Senior citizen.

“Senior citizen” means, as such term is used in
Chapter 12.88, any person sixty-two years of age or
older at the time of submittal of an application to
the planning department. (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part))

12.80.415 Setback, front.

“Front setback” means a clear distance from the
front of any lot within which no building or struc-
ture may be permitted except as provided in Chap-
ter 12.96. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))

12.80.420 Setback, rear.

“Rear setback” means a clear distance from the
rear of any lot within which no building or struc-
ture may be permitted except as provided in Chap-
ter 12.96. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))

12.80.425 Setback, side.

“Side setback” means a clear distance from the
side of any lot within which no building or struc-
ture may be permitted except as provided in Chap-
ter 12.96. (Ord. 1410 § 1 (part), 1982: prior code §
27-3.1 (part))

12.80.430  Side and front of corner lots.

For the purpose of this article, the narrowest
frontage of a corner lot facing the street is the front,
and the longest frontage facing the intersecting
street is the side, irrespective of the direction in
which the dwelling faces. (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part))

12.80.435 Sign.

“Sign” means all outdoor advertising and any
and all devices which:

A. Are visible from any public or private
street, way, thoroughfare, alley, or walk; and

B. Announce or direct attention to the name
or nature of a business, occupant, structure, build-
ing, or land, or to the nature or type of goods, ser-
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vices, or products produced, sold, stored, furnished,
or available at the location; and

C.  Are attached to, made a part of, or placed
in front, rear, sides, or top of any structure or on
any land. “Sign” refers to devices which are struc-
tural or otherwise, lighted or unlighted, painted or
unpainted, and devices advertising the sale or re-
sale of real property.

1. Abandoned Sign and/or Sign Casing.
“Abandoned sign” and/or “sign casing” means a
sign and/or sign casing existing on real property
under such circumstances as to advertise or direct
attention to a business, occupant, building, struc-
ture, goods, products, or services available at that
location. Any sign or casing related to a former
business located on property which remains unoc-
cupied for a period of sixty days or more, or any
sign or casing which was placed or erected for an
occupant or business unrelated to the present occu-
pant or business; or any sign or casing which per-
tains to a time, event, or purpose which no longer
exists, shall be presumed to be abandoned.

2.  Double-Faced Sign. “Double-faced sign”
means a sign with two lettered surfaces in which
the angle between the surface does not exceed
forty-five degrees.

3. Election Sign. “Election sign” means a
sign, banner, pennant, or advertising display con-
structed of metal, wood, plastic, cloth, canvas, light
fabric, cardboard, wallboard, or other materials
which supports or opposes the candidacy of any
candidate for elected office or any measure which
is to be voted upon in an election, or other materi-
als displayed as an election information device.

4.  Freestanding Sign. “Freestanding sign”
means a sign not attached to any portion of a build-
ing, and not projecting through the roof or eave of
a building.

5. Hlegal Sign. “Illegal sign” means a sign
which is placed or maintained in violation of one or
more provisions of Chapter 12.104, a sign which
has lost its status as a nonconforming sign due to
the conclusion of the amortization period for its
removal, or due to the occurrence of an event



which requires the removal of the sign, such as the
termination of a business which the sign advertises.

6. Individual Letter. “Individual letter”
means a wall-mounted sign consisting of separate
letters or a logo individually mounted.

7. Projecting Sign. “Projecting sign” means
a sign which projects over the street right-of-way.

8.  Projecting Roof Sign. “Projecting roof
sign” means a sign which projects over the street
right-of-way and is wholly or partially supported or
attached over or above any wall, building or struc-
ture.

9. Roof Sign. “Roof sign” means a sign
which is supported or attached, wholly or partially
over or above any wall, building or structure.

10. Temporary Sign. “Temporary sign” means
a sign, banner, pennant, valance or advertising dis-
play constructed of metal, wood, plastic, cloth,
canvas, light fabric, cardboard, wallboard, or simi-
lar materials, with or without frames, intended to
be displayed for a limited period of time.

11. Wall Sign. “Wall sign” means a sign
placed flatwise on a building. (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part))

12.80.440 Sign area.

“Sign area” means the space enclosed by the
outer dimensions of the sign. When a sign is
painted on a building, fence, wall, pole, or any
other structure, within any border, and with its
background the same color as the wall of the build-
ing or other structure, the area of the sign shall be
computed by enclosing the area containing wording
or other images within sets of parallel lines and
taking the area thus enclosed. (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part))

12.80.445  Special residential care facility.
“Special residential care facility” means a state-
authorized, certified or licensed family care home,
foster home, or group home serving six or fewer
mentally disordered or otherwise handicapped per-
sons or dependent or neglected children or the eld-
erly, when such home provides care on a twenty-
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four-hour a day basis. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part))

12.80.447  Specialty restaurant.

“Specialty restaurant” means a retail establish-
ment which primarily sells food of a single or lim-
ited variety, that may normally be consumed at, or
soon after, the time of purchase irrespective of
whether the establishment provides an area for on-
site consumption. Such establishments include
doughnut shops, ice cream stores or parlours, deli-
catessens and similar food establishments.

“Specialty restaurant” does not include bakery,
butcher shop, fish store or other similar limited va-
riety food establishments selling foodstuffs typi-
cally unavailable for immediate consumption; nor
does it include grocery stores which may have a
specialty restaurant as a subordinate use; nor does
it include a “drive-in eating place” as defined in
Section 12.80.195 of the San Bruno Municipal
Code. (Ord. 1471 § 5, 1986)

12.80.450  Specific anatomical areas.
“Specific anatomical areas” means less than
completely and opaquely covered human genitals,
pubic region, buttock, and female breast below a
point immediately above the top of the areola; and
human male genitals in a discernibly turgid state,
even if completely and opaquely covered. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.455  Specified sexual activities.
“Specified sexual activities” means human
genitals in a state of sexual stimulation or arousal;
acts of human masturbation, sexual intercourse, or
sodomy; fondling or other erotic touching of hu-
man genitals, pubic region, buttock, or female
breast. (Ord. 1410 § 1 (part), 1982: prior code § 27-

3.1 (part))

12.80.460 Standard Industrial Classification
Manual (SIC).

“Standard Industrial Classification Manual
(SIC)” means the latest publication prepared by the

Statistical Policy Division, Office of Management
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and Budget, Executive Office of the President of
the United States and available from the Superis-
tendent of Documents, United States Government
Printing Office, Washington, D.C. As used in this
article, the SIC shall constitute the detailed descrip-
tions of uses enumerated in the various use dis-
tricts, except where such uses are otherwise defined
in this article. (Ord. 1410 § 1 (part), 1982: prior
code § 27-3.1 (part))

12.80.465  Street.

“Street” means a public thoroughfare accepted
by the city of San Bruno, which affords principal
means of access to abutting property, including
avenue, place, way, drive, lane, boulevard, high-
way, road and any other thoroughfare except an
alley as defined herein. (Ord. 1410 § 1 (part), 1982:
prior code § 27-3.1 (part))

12.80.470  Street line.

“Street line” means the boundary between a
street and private property. (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part))

12.80.475  Structure.

“Structure” means anything constructed or
erected, the use of which requires location on the
ground or attachment to something having location
on the ground. (Ord. 1410 § I (part), 1982: prior
code § 27-3.1 (part))

12.80.480  Structural alterations.

“Structural alternations” means any change in
the supporting members of a building, such as
bearing walls, columns, beams or girders. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.485  This article.

“This article” means Chapters 12.72 through
12.144 of the San Bruno Municipal Code. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))

12.80.490  Use.
“Use” means the purpose for which land or
premises of a building thereon is designed, ar-
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ranged, or intended or for which it is, or may be
occupied or maintained. (Ord. 1410 § 1 (part),
1982: prior code § 27-3.1 (part))

12.80.495  Veterinary hospital.

“Veterinary hospital” means any premises used
for the care, treatment or boarding of small domes-
tic animals, including dogs, cats, birds and similar
animals and fowl with all such operations being
concluded wholly within a building. (Ord. 1410 § 1
(part), 1982: prior code § 27-3.1 (part))

12.80.500  Valet parking.
“Valet parking” means the use of employees or
other individuals to park vehicles of persons visit-

ing or patronizing a specific business or location.
(Ord. 1494 § 5, 1988)

12.80.510  Yard.
“Yard” means a required open space, which is
unoccupied and unobstructed from the ground up-

ward, except by eaves or uncovered porches. (Ord.
1410 § 1 (part), 1982: prior code § 27-3.1 (part))



Chapter 12.84

GENERAL PROVISIONS, CONDITIONS

AND EXCEPTIONS
Sections:

12.84.010  Scope.

12.84.020  Building site area.

12.84.030  Temporary uses.

12.84.040  Adult business.

12.84.050  Cardrooms.

12.84.060 Amusement game centers and
other entertainment
establishments.

12.84.070  Public dance/entertainment
event.

12.84.080  Use of surplus schools and
public buildings.

12.84.090  Public utility facilities.

12.84.100  Swimming pool and hot tub
regulations.

12.84.110  Solar energy systems,

12.84.120  Television satellite receivers.

12.84.130 Home occupation permits.

12.84.140  Accessory buildings.

12.84.150 Fences, hedges, walls and
plantings.

12.84.160  Exceptions to height limit.

12.84.170  Exceptions to setback
requirements.

12.84.180  Performance standards.

12.84.190  Certificate of use conformance.

12.84.200  Large family day care homes.

12.84.210  Drinking places, and land uses
with alcoholic beverage sales.

12.84.010  Scope.

The regulations provided for in this article shall
be subject to the general provisions and exceptions
set forth in this chapter. (Ord. 1410 § 1 (part),
1982: prior code § 27-4.1)

12.84.020  Building site area.
A lot or parcel with a lot width, depth or area
that does not meet the minimum requirements of
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the zoning district in which it is located shall be
considered a building site if said lot or parcel is
shown on a subdivision map or parcel map re-
corded with the county recorder prior to January
13, 1962 (effective date of previous zoning ordi-
nance); and further provided, said lot or parcel has
not been, since that date, in common ownership
with contiguous property thereby providing re-
quired lot width, depth or area for the zoning dis-
trict. (Ord. 1410 § 1 (part), 1982: prior code § 27-
4.2)

12.84.030  Temporary uses.

The planning director may grant use permits for
temporary uses for a period of up to three months.
The planning commission may grant such tempo-
rary uses for a period of up to one year by using the
procedure set forth in Chapter 12.112 governing
the granting of a use permit. (Ord. 1410 § 1 (part),
1982: prior code § 27-4.3)

12.84.040  Adult business.

A. Adult bookstores, adult entertainment fa-
cilities, adult motion picture theaters, and massage
establishments shall not be permitted as home oc-
cupations.

B.  Such uses shall only be permitted in C-C,
C-1, and C-2 zoning districts, and C-N districts
abutting E1 Camino Real, subject to the restrictions
set forth in subsections C and D of this section.
Such uses shall be prohibited in other zoning dis-
tricts. In districts where such uses are permitted,
the applicable requirements set forth in the district
regulations shall govern, except as provided in this
section.

C.  Such uses shall be prohibited within five
hundred feet of a residential zoning district, another
adult use, a school attended primarily by minors, a
church, and a public park.

D. For any adult motion picture theater or
adult entertainment facility, adult bookstore and
massage establishment, off-street requirements
shall be governed by Chapter 12.100. (Ord. 1410 §
1 (part), 1982: prior code § 27-4.4)



12.84.050

12.84.050  Cardrooms.

A. Cardrooms shall not be permitted as home
occupations.

B. Cardrooms shall be conditional uses in
commercial districts abutting El Camino Real and
San Mateo Avenue and shall be governed by provi-
sions of Chapter 12.112 pertaining to use permits.
Cardrooms shall be prohibited uses in other zoning
districts. In districts where such uses are condi-
tional uses, the applicable requirements set forth in
the district regulations shall govern, except as pro-
vided in this section.

C. For cardrooms, off-street parking re-
quirements shall be governed by Chapter 12.100.
(Ord. 1410 § 1 (part), 1982: prior code § 27-4.5)
12.84.060 Amusement game centers and
other entertainment
establishments.

A. No amusement game center, theater, cir-
cus, carnival, open air theater, racetrack, private
recreation center, or other similar establishment
involving large assemblages of people may be es-
tablished in any district unless and until a use per-
mit is first secured for the establishment, mainte-
nance and operation of such use.

B. No place of public amusement or place of
public dance or entertainment, as defined in Sec-
tion 4.04.010 of this code, may be established in
any district unless and until a use permit is first
secured for the establishment, maintenance and
operation of such use.

C. No use permit shall be issued for any
place of public amusement or place of public dance
or entertainment unless and until a license therefor
shall have first been issued pursuant to Title 4.

D. Except for amusement game centers, as
defined in Section 4.04.010 of this code, the uses
described in subsections A and B of this section
shall be conditional uses in C-1, C-2 and C-C dis-
tricts. They shall be permitted uses in P-D districts
whose development plans provide that the pre-
dominant use of the district is retail commercial,
and where the commission finds that the proposed
use would be compatible with retail commercial
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use in such district. Such uses shall be prohibited in
other districts.

E. No amusement game center may be estab-
lished in any district unless and until a use permit is
first secured for the establishment, maintenance
and operation of such use.

F. Amusement game centers shall be condi-
tional uses only in C-N, C-1, C-2, and C-C dis-
tricts. They shall be permitted in P-D districts
whose development plans provide that the pre-
dominant use of the district is retail commercial,
and where the commission finds that the proposed
use would be compatible with retail commercial
use in such district.

G. No amusement game center may be estab-
lished, maintained or operated within one thousand
feet from the nearest street entrance to or exit from
any public playground or public or private school
of elementary or high school grades; nor within
three hundred feet from any residential zoning dis-
trict. Said distance shall be measured from said
entrance or exit in the most direct line or route on,
along, or across said street or streets adjacent to
said public playground or public or private school
of elementary or high school grade or residential
zoning district.

H. No conditional use permit shall be issued
for any amusement game center unless and until a
license therefor pursuant to Title 4 shall first have
been issued.

I.  Every application for a conditional use
permit for an amusement game center shall indicate
the following information:

1. The proposed hours of operation;

2.  Any proposed restriction as to hours dur-
ing which minors will not be permitted on the
premises so as not to conflict with school atten-
dance days;

3. The proposed number of amusement
games to be installed; the general types of games;
the maximum number of players who can play each
game at once;

4.  The type of private security service which
will be provided during hours of operation;



5. The name of one or more responsible
adults who will act as the agent in charge of the
premises during hours of operations.

J. Every conditional use permit for an
amusement game center shall contain specific con-
ditions as to the following:

1. General restrictions on hours of operation;

2. Special restrictions as to hours of the day
during which minors will not be permitted on the
premises so as not to conflict with school atten-
dance days;

3. The maximum number of amusement ma-
chines which will be installed and maintained;

4. Provision of adequate security service
during hours of operation;

5. Restriction of business operations open to
the public to the area commonly known as the
street area;

6. Designation of a responsible adult as
agent in charge;

7.  Restriction against loaning of money or
extension of credit for the purpose of providing or
encouraging play of amusement machines;

8. A requirement that the operator of the
center maintain a copy of the conditions of the use
permit on the premises;

9.  Authorization of revocation of the permit
if the use becomes a public nuisance to the adjacent
neighborhood or a serious police problem.

K. In considering an application for a condi-
tional use permit for an amusement game center,
the planning commission or the city council on ap-
peal, shall take into account and make findings
relative to the following factors:

1. Adequacy of interior or exterior lighting;

2. Adequacy of sound insulation;

3. Adequacy of restrooms;

4.  Compatibility with adjacent businesses;

5. Adequacy of vehicular and pedestrian ac-
cess.

L. Unless a license shall have been issued by

the Department of Alcoholic Beverage Control of
the state for on-sale or off-sale of alcoholic bever-
ages on the premises of an amusement game cen-

567

12.84.060

ter, no person shall bring such beverages on the
premises or consume such beverages thereat.

M. Off-street parking requirements for
amusement game centers shall be as specified in
Section 12.100.090.

N. An amusement game center which law-
fully commenced after the city council or planning
commission approved the use of such facility for
amusement games may continue in operation at the
approved location. The following method of opera-
tion shall be observed:

1. No person under eighteen years of age
shall be permitted within the premises before three
p.m. on weekdays designated as school attendance
days by the San Mateo Union High School District.
The agent in charge shall be responsible for en-
forcement of this provision.

2. The number of amusement machines kept
or maintained at such center shall not be increased
beyond the number kept or maintained thereat on
March 8, 1982, unless a conditional use permit
shall have been issued therefor, or unless the center
is in a P-D district whose development plan pro-
vides that the predominant use of the district is re-
tail commercial, and the commission finds that the
proposed increased use of amusement games at the
center is compatible with the retail commercial use
in such district.

3. The operator of the center has designated
a responsible adult as agent in charge, to be present
during all business hours. The name of such person
shall be conspicuously posted at or near the main
cashier area.

4. No money shall be loaned or credit ex-
tended for the purpose of providing or encouraging
game play.

5. The operator of the premises shall cause at
least one sign advising of the restriction imposed
by subsection A of this section to be posted at each
public entrance to the center.

O. The keeping, maintenance, or use of not
more than three amusement machines is an acces-
sory use in business establishments in the C-1, C-2,
C-N, C-B-D, and C-C districts, and in P-D districts
whose development plans provide that the pre-
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dominant use of the district is retail commercial.
The operations of such machines by persons under
eighteen years of age shall be prohibited prior to
three p.m. on any weekday designated as a school
attendance day by the San Mateo Union High
School District.

P. The keeping, maintenance, or use of not
more than three amusement machines is an acces-
sory use in a residential district, provided that such
machines are used solely for the amusement of the
occupants of the dwelling and their guests, and not
for commercial purposes or for the purpose of re-
ceiving income. (Ord. 1410 § 1 (part), 1982: prior
code § 27-4.6)

12.84.070  Public dance/entertainment event.

A. Any person may apply to the chief of po-
lice, as specified in Title 4 of this code, for a permit
to hold a dance or event for up to three such dances
or events in a single year.

B. Where such person has received permits
for three dances or events in any single year, or
where such person intends to hold a public dance
or event on a permanent basis, a use permit must
first be obtained in accordance with the provisions
of Chapter 12.112.

These requirements shall not be applicable to
the following:

1. Any dance or entertainment event held by
a business establishment which is licensed by the
Alcoholic Beverage Control Board of the state
where dancing or live entertainment is incidental to
the other activities of the business;

2. Any dance or entertainment event con-
ducted directly by the public schools, or by the rec-
ognized student body organizations thereof, where
such dance is conducted on school premises;

3. Any dance or live entertainment event
conducted directly by the department of parks and
recreation of the city; or

4. Any dance or live entertainment event
conducted in a place of public dance or entertain-
ment licensed as such pursuant to this code. (Ord.
1410 § 1 (part), 1982: prior code § 27-4.7)
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12.84.080  Use of surplus schools and public
buildings.
A. School district or other public agency

buildings which have hereto been used for school
or other public purposes which are situated on one
or more contiguous lots entirely surrounded, abut-
ted, or adjoined by residential and/or open space
zones may be used for the following:

B. Not subject to a use permit: Library exten-
sion and adult education, special education classes,
school administration office, park and recreation
office, senior citizen services, nursery school, child
day care center;

C. Subject to a use permit: Recreational,
educational and cultural facilities, public utility
facilities (excluding corporation or repair yards and
warchouses); offices; storage completely within a
building or incidental or accessory to another al-
lowed use; and uses which in the opinion of the
planning commission are similar to those listed
permitted and conditional uses.

D. Notwithstanding any other provision of
this code, all other existing school district or other
public agency buildings which have heretofore
been used for school or other public purposes may
have permitted uses not exceeding the highest in-
tensity zone of any surrounding, abutting, or ad-
joining property; provided that:

1.  The governing body of the respective
school district or other public agency find and de-
termine that the property, or any portion thereof, is
not immediately needed for a public purpose;

2. The secretary or clerk of the governing
body certify such findings and determination to the
planning director.

Applicable property may be leased for higher
intensity uses found not to be harmful to these sur-
rounding uses subject to obtaining a use permit
pursuant to Chapter 12.112.

E. Upon transfer or sale of the subject school
or public agency property, any permitted uses un-
der this section shall terminate. (Ord. 1410 § 1
(part), 1982: prior code § 27-4.8)



12.84.090  Public utility facilities.

A. Utility Transmission Facilities. Ultility
transmission facilities shall be allowed in all dis-
tricts. No such facilities shall be constructed unless
and until the route thereof shall have been submit-
ted to the planning commission for review at a pub-
lic hearing as to which notice is given pursuant to
Chapter 12.132.

B. Utility Distribution Facilities. Ultility dis-
tribution facilities, including but not limited to
electric, communications and cable television, shall
be allowed in all districts. The height thereof shall
be limited to fifty feet or three stories, whichever is
more restrictive, except where necessary to allow
compliance with clearance requirements for utility
lines and structures.

When an underground utility district is formed,
or when required by the subdivision ordinance,
utility distribution facilities within such district or
subdivision, or within the public street right-of-way
adjacent to such subdivision, shall be placed un-
derground, including appurtenant equipment, trans-
formers, terminal boxes, meter cabinets, and ducts.
The commission shall have the discretion to require
existing facilities to be placed underground in con-
nection with approval or -architectural review per-
mits, conditional use permits, planned unit permits,
minor modifications, variances, P-D zoning, and
approval of P-D district development plans.

Facilities not placed underground shall be
screened from view by the developer or property
owner in a manner which will enable the utility to
have access to the facilities for reading or mainte-
nance. Screening materials shall consist of land-
scaped shrubbery or fencing.

C. New Structures. No building permit shall
be issued for the construction of a new structure
unless the property owner shall have executed a
covenant running with the land, and enforceable by
the city, whereby the owner waives the right to pro-
test the inclusion of the property within an under-
ground utility district.

Where compliance with this subsection would
cause undue hardship, the planning commission
may, upon application of the owner, permit other
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arrangements for electric or communication ser-
vice; provided, that facilities for future under-
ground service are installed in the building.

D. . Location of Substations, Pumping Stations
and Similar Facilities. Public utility substations,
pumping stations, equipment buildings and similar
facilities may be located in any district, subject to
obtaining a use permit, which shall be approved if
it is found that the facility is designed in a manner
compatible with the neighborhood wherein it is
proposed to be located.

E. Utility Meters. Public utility meters, in all
districts, shall be enclosed or screened from view
from any public area or adjacent buildings. Meters
shall be screened in a manner which will enable the
utility to have access to the meter for reading or
maintenance. (Ord. 1410 § 1 (part), 1982: prior
code § 27-4.9)

12.84.100  Swimming pool and hot tub
regulations.
A. Swimming pools and hot tubs in any dis-

trict shall be constructed at least fifty fect from the
front lot line. Such pool or tub may not be located
closer than five feet from any rear lot line or side
lot line. On the street side of any comer lot where
the rear of the lot abuts the side lot line, no pool or
tub shall be located closer than ten feet to such lot
line.

B. Pumps, filter, and heating systems for
such pools and tubs shall not be located within ten
feet of any dwelling other than that located on the
lot where the swimming pool or tub is proposed to
be located.

C. All swimming pools and hot tubs or the
portion of the yard in which said pool or tub is lo-
cated shall be completely enclosed by a fence at
least six feet in height and all gates shall be self-
closing and self-latching. (Ord. 1410 § 1 (part),
1982: prior code § 27-4.10)

12.84.110  Solar energy systems.

To encourage the use of solar energy systems,
said systems shall be permitted to the extent that
they conform to the regulations for structures con-
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tained in this article. Where said systems would not
conform to the regulations of the district within
which they would be located, they shall be treated
as conditional uses, subject to obtaining a use per-
mit, which shall be approved, provided the estab-
lishment and use of the system would pose no
threat to the public health and safety. Reasonable
restrictions or conditions may be imposed, pro-
vided they do not significantly increase the cost of
the system or significantly decrease its efficiency.
(Ord. 1410 § 1 (part), 1982: prior code § 27-4.11)

12.84.120  Television satellite receivers.

A. Equipment designed to receive satellite
television signals shall be permitted in all districts,
subject to obtaining a building permit.

B.  Such equipment shall not be placed on the
roofs of structures in residential districts and may
be placed on the roofs of commercial structures
only if said roof is constructed to be capable of
supporting such equipment.

C.  Such equipment shall be set back at least
ten feet from any property line. (Ord. 1410 § 1
(part), 1982: prior code § 27-4.12)

12.84.130  Home occupation permits,

A. Criteria. The following criteria shall be
determinative of a valid home occupation:

1. It shall not unreasonably generate pedes-
trian or vehicular traffic beyond that normal to the
zone in which it is located.

2. It shall not involve the use of commercial
vehicles for the delivery of materials to or from the
premises (vehicles not over three-fourths-ton carry-
ing capacity excepted). No vehicle over three-
fourths-ton carrying capacity shall be used for
home occupation purposes.

3. It shall not involve the use of signs other
than the minimum required by law.

4. It shall not involve more than two hundred
square feet or ten percent, whichever is greater, of
the dwelling floor area whether the home occupa-
tion use is conducted within the dwelling or in an
accessory building or a combination of both.
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5. Stock-in-trade may be used or kept within
a home or occupation permitted area, provided the
stock-in-trade is sold off the premises.

6. In no way shall the appearance of the
structure or premises be so altered, or the conduct
of the occupation within the structure or premises
be such, that the nature of the premises may be rea-
sonably recognized as serving a nonresidential use
(either by color, materials, construction, lighting,
signs, noises or vibrations, etc.).

7. No mechanical or electrical equipment is
used or stored which causes undue noise or electri-
cal interference.

8. A home occupation may be conducted
only within an enclosed building, whether the
building constitutes part of the main building or is
an accessory building. After a public hearing and
hearing notice, as described in Chapter 12.132, the
planning director may authorize a home occupation
in other than an enclosed building upon the deter-
mination that the home occupation will not damage
neighboring properties.

9. A home occupation may be conducted in a
garage provided the home occupation does not un-
reasonably conflict with the required parking for
such residential structure.

10. The home occupation shall not involve the
employment of help other than resident members
of the family within the residence. No provision of
this section shall be deemed to prohibit service oc-
cupations carried on off the premises, nor to pro-
hibit the employment of persons off the premises.
Where special conditions exist and are disclosed on
the application, the planning director may modify
this requirement.

B. Home Occupation Permits. No person
shall commence or carry on any home occupation,
as set forth above, within the city without first hav-
ing procured a permit from the planning director.
The planning director shall issue a permit when the
applicant shows that the home occupation meets all
the requirements of subsection A of this section.
Every home occupation shall fully comply with all
city, county and state codes, ordinances, rules and
regulations.



C. Permit Applications: Form and Content.
Applications for home occupations permits, as set
forth in subsection B of this section, shall be filed,
in writing, with the planning director, by the person
who intends commencing or carrying on a home
occupation. The applications shall be upon forms
furnished by and in the manner prescribed by the
planning director. Where the applicant is not the
owner of the lot on which the home occupation is
proposed to be conducted, the application shall be
accompanied by the written consent of the owner
or his or her agent. Such written consent shall be
annually renewed.

D. Permit Not Transferable. No home occu-
pation permit issued pursuant to the provisions of
subsection B of this section shall be transferred or
assigned, nor shall the permit authorize any person,
other than the person named therein, to commence
or carry on the home occupation for which the
permit was issued.

E. Notices and Appeals. Within seven days
after the filing of an application for a home occupa-
tion permit, the planning director shall either issue
or deny the permit and shall serve notice of such
action upon the applicant by mailing a copy of such
notice to the applicant at the address appearing on
the application. Any person aggrieved by the action
of the planning director upon an application for a
permit may appeal such action to the planning
commission. The appeal shall be filed within seven
days after the actions by the planning director. The
appeal shall be accompanied by a fee, as set by the
city council. Within thirty days of receiving the
appeal the matter shall be considered by the plan-
ning commission.

An appeal of the commission decision may be
made by filing a written notice of appeal with the
city clerk within seven days from the date of the
commission decision. The city clerk shall present
all appeals to the council, and shall give written
notice to the applicant of the time and date set for
such review. The action of the council shall be final
and conclusive with respect to the issuance or de-
nial of such home occupation permit.
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F.  Suspension, Revocation and Appeals. Any
home occupation permit issued pursuant to the
provisions of subsection B of this section may be
suspended or revoked by the planning director
when it appears that the home occupation author-
ized by the permit has been or is being conducted:

1. In violation of the conditions of approval
of any city, county and/or state code, ordinance,
rule or regulation, including the provisions of this
section; or

2.  In a disorderly manner; or
3. To the detriment of the general public; or
4.  When the home occupation being carried

on is different from that for which the permit was
issued. Any home occupation permit which has
been issued shall not be revoked or suspended
unless a hearing shall first have been held by the
planning director. Written notice of the time and
place of such hearing shall be served upon the
permittee at least seven days prior to the date set
for such hearing. The notice shall contain a brief
statement of the grounds for revoking or suspend-
ing the permit; such notice to the person to be noti-
fied at the address appearing on the permit. Any
person aggrieved by the action of the planning di-
rector may appeal to the commission by filing a
written notice of appeal with the planning director
within seven days after the date of mailing of the
planning director’s action. Appeals shall be proc-
essed as set forth in subsection E of this section.

G. Inspection Fees. An inspection fee shall
be paid upon the filing of an application for a home
occupation permit.

H. Business License Required. Every home
occupation permittee shall obtain a business li-
cense. A deposit toward the required business li-
cense shall be paid at the time of filing an applica-
tion for a home occupation permit. The deposit
shall be refunded in the event the home occupation
application is denied. (Ord. 1410 § 1 (part), 1982:
prior code § 27-4.13)

12.84.140  Accessory buildings.
A. An accessory building which is attached
to the main building:



12.84.150

1. Shall be made structurally a part of the
main building;

2.  Shall have a common wall or roof with
the main building; and

3. Shall comply in all respects with the re-
quirements of this article applicable to the main
building.

B.  Unless so attached, an accessory building
in a residential district shall be located at least six
feet from any dwelling building existing or under
construction on the same lot. Such detached acces-
sory building shall not be located within five feet
of any alley or within one foot of side or rear line
of the lot or, in the case of a corner lot, to project
beyond the front setback required on any adjacent
key lot.

C. Except for a detached garage, every ac-
cessory building shall be located on the rear half of
the lot. No accessory building shall be constructed
until a main building is constructed on the site.-

D. No accessory building shall be used for
living, sleeping, eating, cooking, or situations
unless said building has been specifically author-
ized by the city for such use as a dwelling. (Ord.
1410 § 1 (part), 1982: prior code § 27-4.14)
12.84.150 Fences, hedges, walls and
plantings.

A. No fence, hedge, wall or screen planting
of any kind for residential properties:

1. Shall be constructed or grown to exceed
six feet in height (unless otherwise permitted by
law) within any required side yard to the rear of the
required front yard of any dwelling or within any
required rear yard,

2. Shall exceed three feet in height within
the required front yard of any dwelling; or

3. Shall be situated within twenty-five feet
of the street corner of a corner lot. (Ord. 1410 § 1
(part), 1982: prior code § 27-4.15)

12.84.160  Exceptions to height limit,
Flagpoles, monuments, radio antennae, wind-

mills and similar structures may be permitted to

exceed the height limits for the district in which
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they are located up to fifty feet or three stories,
whichever is the more restrictive, provided a use
permit is first obtained, as set forth in Chapter
12.112. This limitation on the height of a radio
communication antennae shall not apply to recog-
nized members of the city of San Bruno emergency
service organizations; however, in no case, may the
height of said antennae exceed fifty feet above the
adjoining grade level. (Ord. 1410 § 1 (part), 1982:
prior code § 27-4.16)

12.84.170  Exceptions to setback
requirements.

A. Architectural features, such as cornices,
eaves, and canopies, shall not be constructed closer
than three feet from any side lot line nor project
more than six feet into any required front or rear
yard.

B.  Open porches, decks, landings and outside
stairways may project not closer than three feet
from any side lot line and not exceeding six feet
into any required front or rear yard.

C. Where sixty percent or more of the lots in
a block have been improved with buildings, the
minimum required front yard shall be the average
of the front yard of the improved lots if said aver-
age is less than the requirements of this article.

D.  On any substandard lot which qualifies as
a building site pursuant to the provisions of this
article, the width of each side yard may be reduced
to ten percent of the width of such parcel, but in no
case to less than three feet.

E. Whenever an official plan line has been
established for any street, the required yards shall
be measured from such line. No encroachment
upon any official plan line shall be permitted.

F. Whenever the first story of a dwelling in
an R-1 district projects within a required side or
rear setback due to the granting of a variance, ar-
chitectural review permit, or as built, due to the
status of the projection as a nonconforming use, or
where such projection has existed for not less than
ten years, the second story of such dwelling may be
built or added to so as to project within any such
setback to a degree not greater than the projection



of the first story without the necessity of a variance
or architectural review permit. (Ord. 1410 § 1
(part), 1982: prior code § 27-4.17)

12.84.180  Performance standards.

The following performance standards will be
applicable to each project unless the approval au-
thority determines that one or more of said stan-
dards is inapplicable due to the nature or circum-
stances of the project. In such a case, the approval
authority may waive such standard. Violation or
failure to comply with any such standards shall
constitute a violation of this article.

A. Architectural.

1. All mechanical equipment, including gas
meters and transformers, shall be screened from
public view. Screening materials shall consist of
landscaped shrubbery or fencing.

2. The color of all material used for rain gut-
ters, flashing, and similar purposes shall be consis-
tent with that of immediately surrounding building
materials.

3. All trash dumpsters shall be screened
from public view.

4,  Where required by law, plans for new
structures shall be subject to review by the county
of San Mateo Airport Land Use Commission. Said
structures shall be required to conform to all appli-
cable standards, conditions, and specifications of
said commission prior to the issuance of any city
permit.

5. Plans for new industrial and commercial
structures will be subject to review by the crime
prevention officer of the city for security provi-
sions.

6. All special conditions of approval im-
posed by the architectural review committee or
planning commission on appeal shall be complied
with prior to the issuance of any permit by the city,
unless specifically provided otherwise in such con-
dition.

7.  Each street address shall be delineated on
the building or dwelling unit with numbers of ade-
quate size as determined by the fire marshal of the

city.
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B. Landscape.

1. The minimum percentage of the gross
land area of the building site or lot which shall be
landscaped shall be as follows:

a. C-N, C-1, C-2 and M districts;

(i) Service stations and drive-in establish-
ments: ten percent,

(i) All other uses: seven and one-half per-
cent;

b. C-B-D: five percent;

c.  All other districts: fifteen percent.

2. A minimum of six inches of concrete curb

shall be installed around all landscape areas adja-
cent to paved driveway and parking surfaces.

3. The applicant and property owner shall
execute an agreement for maintenance of landscap-
ing with the city prior to the issuance of any city
permit.

4. There shall be continuous (solid) ground
cover in all landscape areas.

5.  An irrigation system shall be provided for
all landscape areas.

C. Bond.

1. When a new use of a lot to be undertaken
in a new building or structure has been approved,
and there exist one or more uses on such lot whose
removal is contemplated due to such approval, the
applicant shall file with the planning director, prior
to issuance of the building permit for the new
building or structure, a faithful performance bond
executed by a corporate surety authorized to do
business in California, guaranteeing removal of
existing building or structure within sixty days of
completion of the new building or structure. The
amount of said bond shall be approved by the plan-
ning director as to sufficiency to accomplish the
removal. Said bond shall be approved as to form by
the city attorney.

2. Prior to authorization of the temporary
occupancy of any new building or structure before
its completion, the completion of landscaping or
required off street parking on the site, or the com-
pletion of any physical development of the site
constituting a component of project approval, the
applicant shall file with the planning director a
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faithful performance bond executed by a corporate
surety authorized to do business in California,
guaranteeing completion of the existing building or
structure within sixty days of the completion of the
new building or structure. The amount of said bond
shall be approved by the planning director as-to its
sufficiency to guarantee completion of the required
work. Said bond shall be approved by the city at-
forney.

D. Recycling Provisions.

1. Regulations Applying to Recycling Plan
Requirement for Single-Family and Two-Family
Residential Developments.

a. Applicants for new construction or for
addition to existing single-family or two-family
units shall designate on the floor plans an interior
space of three cubic feet per dwelling unit for the
purposes of storing recyclable materials. Such
space shall be located with reasonable accessibility
to the exterior for convenient transportation of the
recyclables for curbside pick-up. Designated inte-
rior storage space for recyclables shall not intrude
into required space for off-street parking.

b.  Such designated collection and storage
areas shall provide separate bins for recyclable
glass, metal cans, and newsprint, as well as the
garbage - container (thirty-gallon/sixty-
gallon/ninety-gallon) for commingled non-
recyclable solid waste, with all such containers be-
ing provided by the garbage company.

2. Regulations Applying to Recycling Plan
Requirement for Multi-Family Residential Devel-
opments.

a. Developers/owners of new multiple-
family residential developments, or developers of
existing multiple-family residential developments
who propose substantial additions, shall designate
on the floor plans an interior space equivalent to
three cubic feet per dwelling unit for the purposes
of storing recyclable materials. Such interior stor-
age space may be located on each floor of a build-
ing or in sections of the building, but in all cases
shall be located within reasonable access of each
unit within the development. A
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b.  The developer/owner of the property shall
provide a common collection and storage area for
the pick-up and removal of recyclables from the
complex, and shall designate such collection area
on a site plan. Such common collection and storage
area shall be constructed in such a manner so as to
prevent litter, shall not occupy or intrude into any
required off-street parking space, shall be placed in
locations to accommodate vehicles collecting mate-
rials without damaging the buildings or pavement,
shall be located to minimize negative impacts on
the residents, and shall be constructed to be archi-
tecturally compatible with the residential struc-
ture(s), or shall be screened or landscaped to blend
in with the residential development.

c. Such designated collection and storage
areas shall provide separate bins for recyclable
glass, metal cans, and newsprint, as well as the
garbage  container  (thirty-gallon/sixty-gallon/
ninety-gallon) for commingled non-recyclable solid
waste.

3. Regulations Applying to Recycling Plan
Requirement for Non-Residential Developments.

a.  Developers/owners of new non-residential
developments, or developers/owners of existing
non-residential developments who propose any
addition, remodeling, change of use or ownership
shall provide a collection and storage area for the
pick-up and removal of recyclables from the devel-
opment, and shall designate such collection area on
a site plan. In the case of tenants sharing a common
development, such storage and collection facility
may be designed to accommodate the needs of the
entire complex. Such common collection and stor-
age area shall be constructed in such a manner so
as to prevent litter, shall not occupy or intrude into
any required off-street parking space, shall be
placed in locations to accommodate vehicles col-
lecting materials without damaging buildings or
pavement, shall be located to minimize negative
impacts on any adjacent residents, and shall be
constructed to be architecturally compatible with
the building(s), or shall be screened or landscaped
to blend in with the development.



b.  Such designated collection and storage
areas shall be designed to accommodate the spe-
cific waste generation characteristics, including
recyclable materials and commingled non-
recyclable solid waste, of the non-residential de-
velopment according to a recycling plan provided
by the developer/owner and subject to the approval
of the director of planning and building.

c.  Each recycling plan required above shall
contain the following elements:

System Planning
1. Identification of materials to be recycled,

2. Method of transport from interior work
stations to final collection area;

3. Collection frequency of recycling service
provider;

4. Information policy for tenants/occupants;
and

5. Point of contact/recycling project coordi-
nator.

Space Planning
1. Floor plan designating work stations, as
applicable;

2. Floor plan designating temporary internal
collection areas, as applicable;
3. Site plan designating final exterior collec-

tion area.

Space Allocation
1.  Amounts in cubic yards of materials that
will be generated;

2. Amount of storage area required for each
designated material to be recycled in addi-
tion to commingled non-recyclable solid
waste.

4. Additional  Conditions, Waiver or

Amendment of Standards. The San Bruno planning
commission, or where appropriate or upon appeal,
the San Bruno city council may impose additional
standards, conditions or requirements to secure ad-
ditional recycling, or to waive or amend the exist-
ing performance standards for recycling, either
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upon written request of the applicant, or upon any
discretionary permit before either the planning
commission or the city council. (Ord. 1524 § 1,
1991; Ord. 1410 § 1 (part), 1982: prior code § 27-
4.18)

12.84.190  Certificate of use conformance.

A. No use for which a business license is re-
quired shall be commenced in any district unless
and until the planning director shall have issued a
certificate of use compliance, indicating that either:

1. The proposed use is a permitted use in the
district; or

2. The commission has made a finding that
the proposed use is similar in nature, function, or
operation to one or more uses specifically permit-
ted in this article; or

3. The use is a conditional use, and the
commission has granted a conditional use permit
therefor,

B. An application for a certificate of confor-
mance shall be filed by the proposed user with the
planning director. Where the user is not the owner
of the property, the application shall contain the
written consent of the property owner or his or her
authorized agent. The application shall be accom-
panied by a fee in an amount established by resolu-
tion of the city council. The application shall indi-
cate the following information:

1.  The name and address of the owner;

2. The name and address of the tenant, occu-
pant, or lessee;

3. The street address and county assessor’s
parcel number of the lot on which the proposed
business is to be conducted;

4.  The specific nature of such business, with
sufficient detail to enable the director to make one
of the findings set forth in this section;

5. The proposed hours of the day and days of
the week when the business will be open to the
public.

If the commission has made a finding or has
granted a conditional use permit with respect to
such use, the application shall indicate the date and
nature of the action taken.
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C.
either:

1. The proposed use is a permitted use in the
district; or

2.  The commission has made a finding that
the proposed use is similar in nature, function, or
operation to one or more uses specifically permit-
ted in this article; or

3. The use is a conditional use, and the
commission has granted a conditional use permit
therefor, he or she shall issue the applicant a cer-
tificate of use conformance for the proposed use,
indicating that such use conforms to the use regula-
tions of the zoning ordinance at the proposed loca-
tion.

D. 1If a business within the district involves
the storage of goods, wares, or merchandise on the
premises, and the hours during which the business
is open to the public is, on a regular basis, less than
one-half of the number of hours per week indicated
in the application for the certificate of use confor-
mance, or substantially less than the normal and
customary number of hours per week that a busi-
ness of the same nature is open to the public, such
fact shall constitute evidence that the business is, in
fact, primarily a storage facility or is a warehouse.
(Ord. 1410 § 1 (part), 1982: prior code § 27-4.19)

If the planning director determines that

12.84.200 Large family day care homes.

A. No large family day care home shall be
commenced unless a use permit shall have been
issued therefor in accordance with this section.

B. Large family day care homes shall meet
the following location standards:

1. Location within a residential district.

2. If the proposed facility is to be conducted
within a single family residence, prior to issuance
of a use permit the planning commission shall find
that the proposed facility will not result in undue
negative impacts upon the neighboring vicinity.
Factors to be considered in making this determina-
tion shall include traffic, parking, noise and the
spacing and concentration of similar facilities
within the vicinity of the proposed facility. The
planning commission may impose reasonable con-

576

ditions in order to mitigate potential undue nega-
tive impacts.

C.  An application for a use permit for a large
family day care home shall be made by the owners
of the property, lessee, purchaser in escrow, or op-
tionee with the consent of the owners on a form
prescribed by the city and shall be filed with the
planning director. The application shall be accom-
panied by a required fee.

D.  The application shall also be accompanied
by the following:

1. A physical floor plan of the building in
which the large family day care home is proposed
to be located.

2. Asite plan. :

3. A designation of the hours of the day and
days of the week during which the large family day
care home is proposed to be operated.

4. A designation of the location at which the
operator and any employees of the home will park
their vehicles, if any, while day care services are
being provided.

5. A designation of the portion of the prem-
ises to be used by the children for whom care will
be provided at the home.

6. A designation of the location of fire extin-
guishers.
7. A designation of the location of the rest-

room facilities.

8. A designation of the location of smoke
detectors.
E. The planning director shall refer the ap-

plication to the building inspector and the fire mar-
shal, who shall cause the premises to be inspected
for compliance with this code, Section 1597.46 of
the Health and Safety Code, and regulations
adopted by the State Fire Marshal pursuant to such
section.

F.  After the inspection shall have been com-
pleted, not less than ten days prior to the date on
which the decision will be made on the application,
the planning director shall give written notice of
the proposed use by mail or delivery to all property
owners shown on the last equalized assessment roll
as owning real property within one hundred feet of



the exterior boundaries of the proposed large fam-
ily day care home.

G. The commission shall have the responsi-
bility of making decisions as to whether to approve
applications for large family day care homes. No
hearing on the application for a permit shall be held
before a decision is made unless a hearing is re-
quested by the applicant or other affected person.

H. The commission shall grant the use permit
if it makes the following findings:

1.  The proposed facility meets the locational
standards of subsection B.

2. The operator of the facility will provide an
area on the lot for parking or stopping of vehicles
to allow children to be picked up or dropped off
within thirty minutes before and after the hours of
the day when day care will be provided.

3. The proposed facility complies with ap-
plicable off-street parking standards of the zoning
ordinance.

4. The proposed facility complies with ap-
plicable building and fire code provisions, and with
the applicable building standards adopted by the
State Fire Marshal.

I.  The applicant or other affected person
may appeal the decision of the commission pursu-
ant to Chapter 12.140. (Ord. 1569 § 3, 1996; Ord.
1433 § 1 (part), 1984)

12.84.210  Drinking places, and land uses
with alcoholic beverage sales.

A. No application for a retail license for the
on-site sale and consumption of alcoholic bever-
ages shall be approved by the city of San Bruno
without first securing a use permit through the San
Bruno planning commission under Section 12.112
of the San Bruno zoning ordinance, except as ex-
empted within the municipal code for liquor stores,
private clubs and lodges, and special events (public
and private).

B. Neither the San Bruno planning commis-
sion, nor the San Bruno city council upon appeal,
shall approve a use permit for a drinking place or
other applicable land use with alcoholic beverage
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sales unless the activity or use conforms to all of
the following performance standards:

1. The activity or use does not jeopardize,
endanger or result in adverse effects to the health,
peace or safety of persons residing or working in
the surrounding area;

2.  The activity or use does not result in re-
peated nuisance activities or police interventions
within the premises or in close proximity of the
premises, including but not limited to criminal ac-
tivities, disturbance of the peace, illegal drug activ-
ity, public drunkenness, drinking in public, har-
assment of passersby, gambling, prostitution, sale
of stolen goods, public urination, theft, assaults,
batteries, acts of vandalism, excessive littering,
loitering, graffiti, illegal parking, excessive loud
noises, especially in the late night or early morning
hours, traffic violations, curfew violations, lewd
conduct, or police detentions and arrests;

3.  The activity or use does not result in vio-
lations to any applicable provision of any other
city, state, or federal regulation, ordinance or stat-
ute;

4.  The upkeep and operating characteristics
of the activity or use are compatible with and will
not adversely affect the livability or appropriate
development of abutting properties and the sur-
rounding neighborhood.

5.  The applicant for a liquor license receives
a Letter of Public Convenience or Necessity issued
by the city of San Bruno for an application which
would tend to create a law enforcement problem, or
if issuance would result in or add to an “Undue
Concentration” of licenses, required due to either
of the following conditions:

a. The applicant premises are located in a
crime reporting district that has a twenty percent
greater number of reported crimes in a geographi-
cal area within the boundaries of the city than the
average number of reported crimes as determined
from all crime reporting districts within the juris-
diction of the San Bruno police department that are
identified by the department in the compilation and
maintenance of statistical information on reported
crimes and arrests.
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b.  The applicant premises are located in an
area of undue concentration, which is defined to
exist when an original application or premises-to-
premises application is made for a retail on-sale
license in a census tract where the ratio of existing
on-sale retail licenses to population in the census
tract exceeds or will exceed the ratio of retail on-
sale licenses to population in San Mateo County.

C. In addition, the planning commission or
city council, upon appeal, may impose such condi-
tions as it deems necessary to secure the purposes
of this section, including conditions with respect to
location of the use or activity, construction, main-
tenance, operation, site planning, traffic control and
time limits for the use permit for the protection of
adjacent properties and the public interest. The
commission or council may require tangible guar-
antees or evidence that such conditions are being,
or will be, complied with. (Ord. 1685 § 1.3, 2003)
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Chapter 12.88
CONDOMINIUMS
Sections:
12.88.010  Purpose.
12.88.020  Permits—Conversions and new
. construction projects.
12.88.030  Limitations—Conversions and
new construction projects.
12.88.040  Notice of public hearing—
Transmittal of staff reports to
tenants—Conversion projects.
12.88.050  Initiated projects—Effects.
12.88.060 Community apartments and
stock cooperatives.
12.88.070  Scope of review of project.
12.88.080  Discrimination.
12.88.090  Nonresidential projects.
12.88.100  Application for use permit—Al
projects.
12.88.110 Minimum requirements.
12.88.120  Projects damaged or destroyed.
12.88.130  Exception for conversions.
12.88.140  Conversion—General.
12.88.150  Contents of use permit
application.
12.88.160  Property inspection and
compliance.
12.88.170  City code requirements.
12.88.180  Preemptive rights.
12.88.190  Nonpurchasing tenant.
12.88.200  Permanently disabled and
senior citizen tenants.
12.88.210  Rental increase.
12.88.220  Conversion schedule.
12.88.230  Notification to tenants
regarding conversion.
12.88.240  Factors to be considered in
review of condominium
projects.
12.88.010  Purpose.

The city council finds and determines that con-
dominiums, community apartments, and stock co-
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operatives differ from apartments in numerous re-
spects, and that, for the benefit of public health,
safety, and welfare, such projects should be treated
differently from apartments. The city council,
therefore, states its expressed intent to treat such
projects differently from apartments and like struc-
tures for the protection of the community and the
purchasers of condominiums, community apart-
ments, and stock cooperatives. (Ord. 1410 § 1
(part), 1982: prior code § 27-5.1)

12.88.020  Permits—Conversions and new
construction projects.

A. Before final approval and issuance of any
building permit for any condominium, community
apartments, or stock cooperative project, and be-
fore the conversion of any existing structure to
condominiums, community apartments, or stock
cooperatives, the developer, builder, or other per-
son seeking to construct the project or convert the
existing structure shall first apply to the department
of planning and building and obtain from the plan-
ning commission a use permit for new construc-
tion, or conversion, as the case may be.

B.  Such permit shall be issued only:

1. Upon the approval of the planning com-
mission, or the city council, on appeal, after it has
been determined that such project or existing struc-
tures conforms to the general plan, all applicable
zoning regulations, and, in the case of the conver-
sions, to all the other city requirements; and

2. Upon the issuance of a business license by
the director of finance of the city based upon the
payment of the prescribed condominium, commu-
nity apartments, or stock cooperative tax.

C. Use permits shall be evaluated and proc-
essed pursuant to Chapter 12.112. No use permit
for a conversion or for a new construction shall be
granted unless the planning commission, or the city
council on appeal, finds that the granting of the
application will not under the circumstances of the
particular case, be detrimental to the health, safety,
morals, or general welfare of the persons residing
or working in the neighborhoods of the proposed
project or conversion, or be injurious or detrimental
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to property and improvements in the neighborhood
or to the general welfare of the city. (Ord. 1410 § 1
(part), 1982: prior code § 27-5.2)

12.88.030  Limitations—Conversions and

new construction projects.

A. The planning director shall analyze and
report to the planning commission, or on appeal to
the city council, on the number of multiple family
dwelling units in the city which would result from
the approval of the project and the sale of units or
interests pursuant to such approval, and the number
of such units which would be rental units.

B. In preparing such analysis, the director
shall consider the following:

1. The number of multiple family dwelling
units in the city as stated in the housing element of
the general plan;

2. The number of such units which have
been constructed or approved for construction in
addition thereto;

3. The number of such units which have
been eliminated, whether due to destruction, demo-
lition, combination with other units, or otherwise;

4,  The number of such units within projects
approved or authorized as condominiums, stock
cooperatives, or community apartments, whether
conversions of existing structures or construction
of new structures.

Units described in subdivision 4 of this subsec-
tion shall not be deemed to be rental units for pur-
poses of the analysis by the director.

C. No use permit shall be granted if the sale
of units or transfers of interests granting rights of
occupancy therein authorized by such project
would result in a number of multiple family rental
units in the city which would be less than the
minimum established as a goal or policy in the
housing element of the general pian. (Ord. 1410 § 1
(part), 1982: prior code § 27-5.3)
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12.88.040  Notice of public hearing—
Transmittal of staff reports to
tenants—Conversion projects.

A. In addition to the notices otherwise re-

quired, the planning director or the city clerk shall
mail, postage prepaid, to each tenant of the pro-
posed project, a notice of the time, place, and pur-
pose of a public hearing to be held by the planning
commission or city council relating to the applica-
tion for a conversion permit.

B. Such notice shall be mailed at least ten
days prior to the hearing to which it relates.

C.  When an application for a use permit for a
conversion, or appeal thereof is scheduled for pub-
lic hearing before the city council or planning
commission, the planning director or city clerk
shall also cause to be mailed to each tenant, post-
age prepaid, a copy of the planning department
staff report regarding the conversion application.
The director and the city clerk shall require the ap-
plicant to bear the cost of distribution of such re-
port to the tenants.

D. The failure of the director or city clerk to
mail any notice or the failure of any tenant to re-
ceive the same shall not affect the validity of any
proceeding, action, or decision of the planning
commission or city council, nor prevent any such
body from proceeding with any hearing or the tak-
ing of any action at the time and place set therefor.
(Ord. 1410 § 1 (part), 1982: prior code § 27-5.4)

12.88.050  Initiated projects—Effects.

Any condominium, community apartment, or
stock cooperative project, regardless of whenever
initiated, for which a building permit has been is-
sued shall not be exempt from the requirements of
obtaining a use permit and a license merely be-
cause such building permit has been issued. (Ord.
1410 § 1 (part), 1982: prior code § 27-5.5)
12.88.060 Community apartments and stock
cooperatives.

Community apartments and stock cooperatives,
and conversions thereto, shall be subject to the
same restrictions, conditions, and requirements, as



condominiums or conversions to condominiums.
(Ord. 1410 § 1 (part), 1982: prior code § 27-5.6)

12.88.070  Scope of review of project.

No project or portion thereof shall be approved
or conditionally approved in whole or in part unless
the planning commission, or city council on appeal,
has reviewed the effect of the project on sound
community planning, the economic, ecological,
social, and aesthetic qualities of the community,
and on public health, safety and general welfare,
including the overall impact on schools, parks,
utilities, neighborhoods, streets, traffic, parking,
housing, and other community facilities and re-
sources. (Ord. 1410 § 1 (part), 1982: prior code §
27-5.7)

12.88.080  Discrimination.

It is unlawful for any person in the sale or offer-
ing for sale of any unit, share, or membership enti-
tlement in any condominium, community apart-
ments, or stock cooperative, to discriminate against
any other person because of marital status, age,
sex, or the existence of dependent children of such
other person who may be potential occupants of
any dwelling unit within a project. (Ord. 1410 § 1
(part), 1982: prior code § 27-5.8)

12.88.090  Nonresidential projects.

Except as provided in this section, the provi-
sions of this chapter do not apply to condominium,
cominunity apartment or stock cooperative projects
as to real property which is not used or proposed to
be used for residential purposes. Such nonresiden-
tial projects shall be subject to Chapter 12.112 and
shall be subject to the provisions of Article II of
this title, pertaining to subdivisions. (Ord. 1410 § 1
(part), 1982: prior code § 27-5.9)

12.88.100  Application for use permit—All
projects.

All projects shall include the following infor-
mation and documents with the application for a
use permit:
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A. A statement regarding current ownership
of all improvements and underlying land;

B. A statement as to whether the applicant
will provide any capital contribution to the home-
owners’ association for deferred maintenance on
the common areas, and if so, the sum and date on
which the association will receive said sum;

C. Proposed organizational documents pro-
viding for conveyance of units and assignment of
parking and management of common areas within
the project;

D. All proposed storage areas located within
the project;

E. A detailed development plan for the pro-
ject, including the location, treatment and sizes of
the structures, parking layout, access areas, and
exterior elevations;

F. A detailed landscaping plan, indicating
types and sizes of landscaping materials where the
project includes new construction;

G. A detailed lighting plan indicating loca-
tion and nature of lighting and lighting fixtures in
common areas where the project includes new con-
struction;

H. Provisions for the dedication of land in
easements for street widening, public access, or
other public purposes, where necessary, and in ac-
cordance with established planned improvements.
(Ord. 1410 § 1 (part), 1982: prior code § 27-5.10)

12.88.110  Minimum requirements.

Except as otherwise required by law, in approv-
ing a project the following shall be required:

A. Minimum Parking Requirements.

1. New Construction Projects. As provided
in Chapter 12.100 for condominium dwelling units.

2. Conversion Projects. As provided in
Chapter 12.100 for multiple dwellings.

The project shall meet the minimum parking
requirements for the applicable zoning district.

B. Access. All private streets, driveways and
parking areas shall be improved and constructed
with a structural design section in accordance with
the standard specifications of the public works de-
partment of the city. They shall be designed and
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maintained to insure access for municipal services
to any dwelling unit therein.

C. Meter and Control Valves. The individual
consumption of gas -and electricity, if provided
within each unit, shall be separately metered so
each unit owner can be separately billed for each
utility. A water shutoff valve shall be provided for
each unit or for each plumbing fixture. Individual
water meters may be required by the planning
commission, or by the city council on appeal.

D. Over-current Protection. Each unit shall
have its own panel board for all electrical circuits
which serve it.

E. Impact Sound Insulation. Wall and floor
ceiling assemblies shall conform to the sound insu-
lation performance criteria promulgated in applica-
ble sections of the California Administrative Code,
and may only be replaced by another wall or floor
ceiling assembly which provides the same or
greater insulation. The city building inspector may
require a sound performance test by the applicant.

F.  Twenty-four-hour Management.

1. Projects with fifty-one or more units shall
maintain a full time on-site -management service
with duties outlined in the organizational docu-
ment.

2. Projects with fifty or less units which do
not provide a full time on-site management service
shall provide an on-site contact and secondary tele-
phone number.

G. Fire Alarm and Cable Television Service.
Access shall be provided within each building by
the applicant to allow connections for fire alarm
service and individual cable television service.

H. Warranty on Appliances. The applicant
shall provide an all cost warranty for all unit appli-
ances for a period of one year from the sale of each
unit. (Ord. 1410 § 1 (part), 1982: prior code § 27-
5.11)

12.88.120  Projects damaged or destroyed.
Projects damaged or destroyed by fire, explo-
sion, earthquake, or other acts, may be recon-
structed in accordance with codes in effect at the
time of such reconstruction and regulations of the
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district in which the project is located. Approval
may be subject to dedication of land or establish-
ment of easements for street widening or other pub-
lic purposes. Such building or buildings may be
restored to a total floor area not exceeding that of
the former building or buildings, if a use permit is
first secured. (Ord. 1410 § 1 (part), 1982: prior
code § 27-5.12)

12.88.130  Exception for conversions.

No conversion project shall be denied for in-
ability to provide the necessary recreational area or
areas. Other amenities or fees in lieu of such facili-
ties may be substituted. (Ord. 1410 § 1 (part),
1982: prior code § 27-5.13)

12.88.140  Conversion—General.

The city council finds and determines that the
conversion of apartments to condominiums, com-
munity apartments, and stock cooperatives present
unique problems to the present tenants and future
purchasers of units. Therefore, in addition to the
foregoing requirements of this chapter, the provi-
sions of Sections 12.88.150 through 12.88.240,
inclusive, shall be applicable to all conversion pro-
jects. (Ord. 1410 § 1 (part), 1982: prior code § 27-
5.14)

12.88.150  Contents of use permit application.

The application for a use permit for a conver-
sion project shall include, in addition to the re-
quirements imposed elsewhere, the following in-
formation:

A. Original building plans, landscaping
plans, and other plans showing the locations of all
buildings and structure, utility facilities, and land-
scaping;

B. A tenant subdivision map in accordance
with Article II of this title;

C. A building history report, including the
following:

1. The date of construction of all elements of
the project,

2. A statement of the major uses of said pro-
ject since construction,



3. The date and description of each major
repair or renovation of any element since the date
of construction,

4. The name and address of each present
tenant of the project.

Failure to provide information required by sub-
divisions 1 through 4 of this subsection shall be
accompanied by an affidavit or declaration setting
forth in detail all efforts undertaken to discover
such information and reasons said information can-
not be obtained;

D. A property report describing the condition
and estimating the useful life of each of the follow-
ing elements of each structure within the project:

1. Foundations,

2.  Structural elements,

3. Roofs,

4. Drainage systems,

5.  Exterior siding and finishes,

6. Paved surfaces,

7. Mechanical systems,

8.  Electrical systems,

9. Plumbing systems, including sewer sys-
tems,

10. Landscaping,

11. Sprinkler systems for landscaping,

12. Utility delivery systems,

13. Central or community heating and air-

conditioning systems,

14. Fire protection systems, including any
automatic sprinkler systems,

15. Alarm systems,

16. Smoke detectors,

17. Standpipe systems.

Such report shall be presented by a licensed
engineer. In addition, a statement of the condition
of all appliances in each unit shall be submitted;

E. A structural pest control report prepared
by a licensed structural pest control operator pursu-
ant to Section 8516 of the Business and Professions
Code;

F. A summary of average rents for each bed-
room type of rental unit, and a detailed unit history
containing the following information:

1. Location of unit,
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2. Number of rooms,
3. Size of unit in square feet,
4. Rental rate during two years preceding the

date of submittal of the application, indicating
dates of rental rate increases,

5. Duration of occupancy of present tenants;

G. A housing and tenant relocation report.
Such report shall be prepared by a qualified con-
sultant. At the discretion of the planning director,
the consultant shall be selected either by the direc-
tor or the applicant. The cost of the report shall be
borne by the applicant. The report shall contain the
following information:

1. The number of multiple dwelling rental
units which will remain in the city after the conver-
sion,

2. The nature and type of relocation assis-
tance proposed by the applicant, including financial
assistance and the provision of alternative housing
facilities, including relocation programs,

3.  Vacancy information in rental units and
the availability thereof:

a.  Within San Mateo County in general; and

b.  Within northern San Mateo County in par-
ticular, including territory within the cities of Daly
City, Pacifica, South San Francisco, Brisbane,
Colma, San Bruno, Millbrae, and Burlingame, and
the adjacent unincorporated territory,

4.  The proposed schedule of meetings which
the applicant plans or proposes to hold with tenants
to explain the application and its ramifications to
the tenants,

5. The proposed phasing or timing schedule
of conversion and sale of units,

6. Whether existing tenants will be given
any discount from otherwise applicable sale prices,

7. Any plan for temporary displacement of
tenants who purchase units,

8. A description of the demographic compo-
sition of the tenants, including information on age,
persons per unit, persons over age sixty-two, num-
ber of permanently disabled persons, and tenure per
unit.

It is not required by law that the report contain
the estimated sales price of units, since the subject
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of sales prices is controlled by state law. (Ord.
1410 § 1 (part), 1982: prior code § 27-5.15)
12.88.160  Property inspection and
compliance.

Prior to the conveyance of any unit, the prem-
ises shall be inspected by a licensed civil engineer
to ascertain that the structures are consistent with
the public health and safety. Such inspection shall
be performed at the expense of the applicant. Haz-
ardous and unsafe conditions shall be alleviated
and repaired prior to the conveyance of any unit,
regardless of whether the condition may have com-
plied with the provisions of this code at the time of
original construction. The project must meet, at a
minimum, the standards of this code as were in
effect as of the date of construction of the structure
within the project. (Ord. 1410 § 1 (part), 1982:
prior code § 27-5.16)

12.88.170  City code requirements.

The planning commission, or the city council
on appeal, may require the conversion project to
comply with the requirements of this code in effect
at the time of filing of the application for conver-
sion. (Ord. 1410 § 1 (part), 1982: prior code § 27-
5.17)

12.88.180  Preemptive rights.

The applicant shall provide each tenant, pursu-
ant to Section 66527.1(d) of the Business and Pro-
fessions Code, who was not in default under the
term of the lease or rental agreement at the time of
the submittal of the application, an exclusive right
to contract for the purchase of his or her respective
unit upon the same terms and conditions that such
unit will initially be offered to the general public or
on terms more favorable to the tenant. The right
shall run for a period of not less than ninety days
from the date of issuance of the subdivision public
report pursuant to Section 11018.1 of the Business
and Professions Code, unless the tenant gives prior
written notice of his or her intention not to exercise
this right. (Ord. 1410 § 1 (part), 1982: prior code §
27-5.18)
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12.88.190  Nonpurchasing tenant.

The applicant shall provide the following assis-
tance to tenants who are entitled to the right set
forth in Section 12.88.180 but do not elect to pur-
chase their unit:

A. Relocation assistance by an agency, pro-
vided by the applicant, to find comparable housing
in the same area;

B. A monetary relocation assistance equal to
a minimum of four months rental, apportioned
among the number of tenants in each unit. In addi-
tion, all security and cleaning deposits shall be re-
funded. (Ord. 1410 § 1 (part), 1982: prior code §
27-5.19)
12.88.200  Permanently disabled and senior
citizen tenants.

A. The applicant shall provide a five-year
right of occupancy to tenants who are permanently
disabled or senior citizens if such tenants occupied
their units at the time of submittal of the applica-
tion for the conversion and continued to occupy the
units when all necessary city and state approvals
for the project have been obtained. The right of
occupancy shall continue only for so long as the
tenants are able to reside on the premises during
such five-year period.

B. No applicant shall cause the eviction of a
permanently disabled or senior citizen tenant to
avoid granting such person the right of occupancy
provided herein. (Ord. 1410 § 1 (part), 1982: prior
code § 27-5.20)

12.88.210  Rental increase.

A. No increase in rent to persons who were
tenants at the time of submittal of the application to
the planning department shall take effect for the
period between the date of filing of the application
and the first of the following dates:

1. The date of expiration of the use permit
without extension;

2. The date the use permit is revoked;

3. The date the issuance of a subdivision
public report pursuant to Section 11018.1 of the
Business and Professions Code. This section shall



not preclude a specific increase in rent which was
scheduled to occur pursuant to a lease or rental
agreement executed prior to the date of filing of the
application.

B. The rent to permanently disabled and sen-
ior citizens entitled to the right of occupancy pur-
suant to Section 12.88.200 shall not be increased
for such occupancy period beyond the rate permit-
ted in subsection D of this section.

C. The rent to persons who were tenants at
the time of submittal of the application and contin-
ued to occupy their units when all necessary city
and state approvals for the project were obtained,
and to whom subsection B of this section does not
apply, shall not be increased beyond the rate per-
mitted in subsection D of this section for a period
of two years after approval of the project by the
city, or until not less than eighty percent of the
units have been sold, whichever first occurs.

D. The rate of rental increase permitted under
subsections B and C of this section shall be the ra-
tio .of the residential rent component of the “Bay
Area Consumer Price Index, Department of Labor”
on the effective date of the proposed rent increase,
to such component on the date of submittal of the
application to the department of planning and
building.

E. In the event of a proposed increase in the
rent, the applicant shall submit to the planning di-
rector a statement describing the proposed increase
and its relation to the rental rate at the time of filing
the application for conversion and the relation of
the proposed increase to the residential rate com-
ponent of the Bay Area consumer price index.
(Ord. 1410 § 1 (part), 1982: prior code § 27-5.21)

12.88.220  Conversion schedule.

A. For any project involving more than
twenty units, the planning commission, or the city
council on appeal, may require that the sale of con-
dominium, stock cooperative, or community
apartment units or interests be phased or limited to
a specified number of units or interests within the
specified time periods. Such phasing or timing
shall be based upon the ability of the applicant to
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implement tenant relocation programs, as specified
in the housing and tenant relocation impact report,
and shall consider phasing proposals or programs
proposed by the applicant.

B. No phasing or timing program shall re-
quire the sale of any unit or interest to be deferred
more than two years from the date of approval of
the application. (Ord. 1410 § 1 (part), 1982: prior
code § 27-5.22)

12.88.230  Notification to tenants regarding
conversion.

All tenants in a project for which an application
for conversion has been submitted to the depart-
ment of planning and building shall be given an
opportunity to make their opinion known regarding
whether they are in favor of or opposed to the con-
version. The planning director, in addition to the
notices that are required by Section 12.88.040, not
later than thirty days prior to any public hearing on
such conversion before the planning commission,
shall mail to each tenant a postage prepaid letter
and return card so that each tenant may express
support or opposition to the conversion. Said letter
and return postcards shall be supplied and ad-
dressed by the applicant and approved as to form
and content by the planning director. (Ord. 1410 §
1 (part), 1982: prior code § 27-5.23)

12.88.240  Factors to be considered in review
of condominium projects.

In determining whether to approve conversion
projects the commission and the city council, on
appeal, shall consider the impact of potential con-
struction of new multiple family dwelling units
(whether rental, condominiums, stock cooperative,
or community apartment), as well as the impact of
the project itself, on the goal of the housing ele-
ment of the general plan in maintaining a certain
portion of the multiple housing stock in rentals.
(Ord. 1410 § 1 (part), 1982: prior code § 27-5.24)
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Chapter 12.92

NONCONFORMING LOTS, STRUCTURES

AND USES
Sections:
12.92.010  Intent and applicability.
12.92.020  Continuance of
nonconformities.
12.92.030  Excess housekeeping units in
residential districts.
12.92.031  Second dwelling units.
12.92.040  Building site—Substandard lot.
12.92.010  Intent and applicability.
A. Intent. The purpose of this chapter is to

provide for lots, uses and structures which are, or
become, nonconforming with the standards of this
code, to specify the conditions under which non-
conformities may continue, and to regulate this
expansion.

B. Applicability. The provisions of this chap-
ter shall apply to all lots, uses and structures which
do not meet the standards of the current zoning
regulations and, as such, are nonconforming. The
lawful use of a building, structure, or land refers to
any use conforming to the zoning regulations of the
city which were in force when such use was com-
menced.

C. Buildings and Uses in Violation of Other
Zoning Laws. The provisions of this chapter shall
not apply to any use or structures established in
violation of any zoning regulation previously in
effect, whether in the city, the county or such other
governmental agency having the jurisdiction to
enact and enforce zoning laws. (Ord. 1410 § 1
(part), 1982: prior code § 27-6.1)

12.92.020 Continuance of nonconformities.

The lawful use of land or structures which ex-
isted on January 13, 1962 may continue, although
such use does not conform to the regulations speci-
fied for the district in which the use is located. The
following shall apply:
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A. Nonconforming Uses of Land. All uses
which are not listed as permitted in the district in
which such use is being conducted and all uses
which, if presently initiated, would require a condi-
tional use permit but which do not have such a use
permit in force, shall be deemed nonconforming
uses. Such uses shall be deemed lawful noncon-
forming uses if they comply with all laws in exis-
tence at the time the use commenced, and the fol-
lowing provisions apply:

1. No nonconforming use shall be expanded.

2. No nonconforming use may be changed to
a different nonconforming use.

3. Ifanonconforming use is discontinued for
a period of six months, such nonconforming use
shall not be reestablished. However, if cessation of
the building, use, or operations within are caused
by circumstances over which the owner has no
fault or control (such as the default or bankruptcy
of a tenant, injunctive order of a court, or other ef-
fective litigation), the time limits of this section
may be extended. Applications for such extensions
shall be made to the commission in writing before
the expiration of the six-month period.

B. Nonconforming Uses of Conforming
Structures.

1. The lawful nonconforming use of a con-
forming structure may be continued when such use
does not conform to the regulations set forth in the
current zoning district in which the structure is lo-
cated.

2. A nonconforming use may not be ex-
tended to occupy a greater area within any con-
forming structure than the area currently occupied.

3. The nonconforming use of a conforming
structure may be changed to a use of a similar or
more conforming nature, provided a conditional
use permit shall first be obtained.

4. If such nonconforming use ceases for a
continuous period of six months, the subsequent
use of such conforming structures shall be in con-
formity with the zoning regulations and general
plan designations for the district in which said
building is located.



5. A nonconforming use damaged by fire,
flood, earthquake, or other disaster, to an extent of
more than fifty percent of the value of the building,
may be restored subject to obtaining a use permit.
The monetary extent of the damage shall be deter-
mined by a certified real estate appraiser hired by
the property owner and approved by the planning
director. Where the damage, as described above, to
a building or structure housing a nonconforming
use does not exceed fifty percent, such building or
structure may be restored to a total floor area not
exceeding that of the former building or structure,
and the nonconforming use may be reestablished.

C. Nonconforming Structures. All structures,
including, but not limited to, main buildings, acces-
sory buildings, walls, fences, which do not meet
the setback standards set forth in the development
regulations for the district within which the struc-
ture is located, or for which the number of parking
spaces provided is less than required, and any resi-
dential structure in a commercial or industrial dis-
trict shall be deemed nonconforming but lawful,
and the following provisions shall apply:

1. No physical change, enlargement, exten-
sion or remodeling which increases the extent of
nonconformity shall be made without first securing
a conditional use permit.

2. A physical change, enlargement, or exten-
sion or remodeling that does not increase the non-
conformity may be made, as with a conforming
structure, by securing the required building per-
mits. The decision that the structural alteration will
(or will not) increase the nonconformity shall be
made in the plan check process by the planning
director or his or her designee, with no additional
fee. Decisions may be appealed to the commission
at no charge. .

3. A nonconforming structure, damaged by
fire, explosion, flood, earthquake or other act, to an
extent of more than fifty percent of the market
value as determined by a certified real estate ap-
praiser hired by the property owner and approved
by the planning director, may be restored subject to
obtaining a use permit.
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4. Where the damage, as described in sub-
section (C)(3), to a nonconforming structure does
not extend fifty percent, such building may be re-
stored to a total floor area not exceeding that of a
former structure. (Ord. 1410 § 1 (part), 1982: prior
code § 27-6.2) '
12.92.030  Excess housekeeping units in
residential districts.

A. Excess Housekeeping Units Deemed to be
Nonconforming Uses.

1. A single excess housekeeping unit on a
residential lot shall be deemed to be a legal non-
conforming use of a building or structure under the
following conditions and subject to the limitations
of this section:

a. The unit was built, constructed, or added
prior to June 30, 1977,

b.  The unit is in compliance with the provi-
sions of this code, other than zoning regulations,
which were in force when the unit was built, con-
structed, or added;

c.  The unit does not constitute a public nui-
sance, as defined in Title 5 of this code.

2. In any action, proceeding or determination
as to whether a unit was built, constructed, or
added prior to June 30, 1977, the burden of proof
shall be upon the property owner, occupant or other
persons asserting the legal nonconforming status of
the unit.

3. The owner or occupant of any excess
housekeeping unit, or the authorized agent of such
person, may apply to the planning director for a
written determination as to whether such unit con-
stitutes a legal nonconforming use under subsection
(A)(1). The applicant shall pay an application fee
as prescribed by resolution of the city council and
shall provide the director with such information as
the director may require. If the director determines
that the unit constitutes a legal nonconforming use,
he or she shall so advise the applicant in writing
and shall maintain a copy of such written determi-
nation within the records of the department of
planning and building. The determination of the
director shall be subject to appeal to the planning
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commission by the filing of a written notice of ap-
peal and paying the required fee within seven days
after the date of determination.

B. Alterations or Modifications of Excess
Housekeeping Unit. Ordinary maintenance and
repairs may be made to excess housekeeping units.
Structural alterations shall be permitted only if they
do not increase the floor area of the unit. ,

C. Excess Housekeeping Units Otherwise
Prohibited.

1. Except as permitted in this section, the
alteration or maintenance of any existing excess
housekeeping unit is a violation of this article.

2. Not more than one excess housekeeping
unit shall be permitted on any residential lot under
any circumstances.

3. The setting up, construction, or conver-
sion of any housekeeping unit or of any dwelling or
portion thereof as an excess housekeeping unit is in
violation of this article.

D. Basis of Restrictions and Limitations. The
foregoing restrictions and limitations upon estab-
lishment of additional excess housekeeping units
are based upon the following findings:

1. In adopting this section, the city has done
much to promote the full use of housing facilities
within existing buildings and structures.

2. Many of the streets within residential dis-
tricts in the city are narrow and do not conform to
present street width standards. As a result, parking
and traffic circulation are congested, and the addi-
tion of second residential units in these areas would
exacerbate the condition.

3. Many of the residential parcels in the city
are two thousand five hundred square feet in size
and do not meet minimum lot size standards. Many
of the parcels were developed without required ga-
rages or with minimal garage space, and do not
comply with existing off-street parking require-
ments. These are often inadequate to provide ade-
quate parking for their occupants, and result in fur-
ther congestion of the streets. The addition of sec-
ond residential units in these areas would only
worsen this congestion.
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4.  The existing sanitary sewer system is over
capacity and cannot handle sewage from additional
dwelling units which might result from the authori-
zation of second residential units on single family
lots.

5. The existing city water system is not of
sufficient size to handle such additional dwelling
units.

6. It would be detrimental to the public
safety and welfare of the community if additional
second units were allowed beyond those authorized
by existing ordinance.

It is hereby acknowledged that the provisions of
this paragraph may limit housing opportunities of
the region. (Ord. 1421 § 1, 1983; Ord. 1410 § 1
(part), 1982: prior code § 27-6.3)

12.92.031  Second dwelling units.

A. Purpose. The purpose of this article is to
comply with amendments made in 2002 to Califor-
nia Government Code Section 65852.2 which pro-
vides for cities to set standards for the development
of second dwelling units so as to increase the sup-
ply of smaller and affordable housing while ensur-
ing that they remain compatible with existing
neighborhoods.

B.  Definitions.

1. Second dwelling unit: any residential
dwelling unit that provides complete independent
living facilities on the same parcel as a legal single
family residence and including, but not limited to,
the permanent provisions for living, sleeping, eat-
ing, cooking and sanitation. A second dwelling unit
also includes efficiency units and manufactured
homes. A second dwelling unit may be considered
a residential use that is consistent with the existing
general plan and zoning designation for the lot.
Second dwelling units are not “accessory uses” as
defined in Section 12.80.015 nor are they “excess
housekeeping units” as defined in Section
12.92.030 of the San Bruno zoning ordinance. A
second dwelling unit is a small but separate, com-
plete housekeeping unit with kitchen, sleeping, and
full bathroom facilities, which is part of, an exten-



sion to, or on the same lot as a detached single-
family dwelling.

a. Efficiency unit: a separate living space
with a minimum floor area of one hundred fifty
square feet and a maximum of six hundred forty
square feet containing partial kitchen and bathroom
facilities and intended for occupancy by no more
than two persons.

b. Manufactured home: a transportable struc-
ture which in the traveling mode is eight feet or
more in width and forty feet or more in length and
is a minimum of three hundred twenty square feet
and which is built on a permanent chassis and is
designed to be used as a dwelling with or without a
permanent foundation. Maximum allowable size is
six hundred forty square feet. ,

2. Neighborhood: an area commonly identi-
fied as such in planning documents and among in-
dividuals who reside and work within close prox-
imity.

C. Location.

1. One second dwelling unit may be located
on any buildable lot whose zoning permits residen-
tial units and which is either undeveloped or con-
tains only a legal single-family detached dwelling.

2. Second dwelling units are not required to
meet the density requirements of the general plan.

3. No second dwelling unit may be approved
if located on, or adjacent to, real property that is
listed in the California Register of Historic Places.

4. No second dwelling unit shall be ap-
proved if located on a lot with an excess house-
keeping unit.

5. Any second dwelling unit located in the
65 CNEL area must be designed to Aircraft Noise
Insulation Program standards.

6. Any second dwelling unit located in an
earthquake special studies zone must have a geo-
technical survey performed and the unit must be
designed according to the appropriate seismic
building codes.

D. Permitting Procedures. No person shall
construct a second dwelling unit without a second
dwelling unit permit.
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As required by state law, any application for a
second dwelling unit that meets the location and
development standards contained in subsections
(C) and (F) of this section as well as Chapters
12.96 and 12.200 shall be approved ministerially
without discretionary review or public hearing.

E. Submittal Requirements and Application
Processing.

1. Step one: Submittal. The application
package for a second dwelling unit permit shall be
submitted to the Department of Community Devel-
opment concurrent with the submittal of an appli-
cation for building permit. The planning division
application fee for a second dwelling unit shall be
the same as the fee for a residential conditional use
permit or as otherwise established in the San Bruno
Master Fee Schedule. Applicants shall comply with
building codes and obtain all associated permits. In
addition to the standard submittal requirements for
a building permit, the second dwelling unit applica-
tion package shall include:

a.  Plot plan (drawn to scale): Dimension the
perimeter of parcel on which the second dwelling
will be located. Indicate the location and dimen-
sioned setbacks of all existing and proposed struc-
tures on the project site and structures located
within fifty feet of the project site. All easements,
building envelopes, and special requirements of the
subdivision as shown on the final map and im-
provement plans shall be included. Provide average
slope calculations for the project site.

b.  Floor plans: Each room shall be dimen-
sioned and the resulting floor area calculation in-
cluded. The use of each room shall be identified.
The size and location of all windows and doors
shall be clearly depicted.

c. Elevations: north, south, east and west
elevations which show all openings, exterior fin-
ishes, original and finish grades, stepped footing
outline, roof pitch, materials and color board for
the existing residence and the proposed second
dwelling unit.

d. Cross section: Provide building cross sec-
tions including, but not limited to: structural wall
elements, roof, foundation, fireplace and any other
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sections necessary to illustrate earth-to-wood clear-
ances and floor to ceiling heights.

e.  Photographs of the site and adjacent prop-
erties. The photos shall be taken from each of the
property lines of the project site to show the project
site and adjacent sites. Label each photograph and
reference to a separate site plan indicating the loca-
tion and direction of the photograph.

f.  Deed restriction completed as required,
signed and ready for recordation.

2. Step two: Issuance. The Department of
Community Development shall issue a second
dwelling unit building permit provided it meets the
specific standards contained in subsections (C) and
(F) of this section, as well as Chapters 12.96 and
12.200 of the San Bruno zoning ordinance and
upon a site visit by community development de-
partment staff.

F. Development Standards.

A second dwelling unit permit will only be is-
sued if it complies with the following development
standards:

1. Setbacks: the main dwelling unit setbacks,
based on the zoning district in which it is located,
shall also apply to the second dwelling unit. No
second dwelling unit shall be closer to the main
dwelling (on the same lot) than that permitted by
the Uniform Building Code. A second dwelling
unit shall not be closer than six feet from the main
building on the same lot or adjacent lot. A second
dwelling unit shall be located within one hundred
feet of the main dwelling unit. A second dwelling
unit may be located within the same envelope as
the main dwelling.

2. Other zoning district standards: all other
development regulations for the district in which
the second unit is located shall apply. This includes
but is not limited to lot coverage and floor area ra-
tio standards.

3. San Bruno zoning ordinance Chapter
12.200, which regulates construction of new resi-
dences and additions, shall remain in full force and
effect. No second dwelling unit requiring addi-
tional floor area may be approved where a condi-
tional use permit would be required per Chapter

590

12.200 or where the development regulations for
the particular zoning district would not be met. A
second dwelling unit may be approved only as part
of an existing structure that exceeds the standards
of Chapter 12.200 if it was approved with building
permits prior to the implementation of this ordi-
nance.

4. Unit size:

a. No newly constructed second dwelling
unit may have more than one bedroom, nor contain
a gross floor area in excess of six hundred forty
square feet or less than one hundred fifty square
feet. )

b. Internal conversion: A second dwelling
unit created by the internal conversion of an exist-
ing single family dwelling shall not occupy more
than forty percent of the total habitable floor area
of the building, including any proposed addition,
but excluding the garage area.

5. Height: no detached second unit shall ex-
ceed twenty-five feet in height.

6. Off-street parking: the second dwelling
unit shall provide one more off-street parking space
than required for a single-family dwelling. This
additional parking space may be uncovered and
may be located adjacent to the required driveway
for the primary residence or in the side yard as al-
lowed per zoning code Section 12.100.060. The
off-street parking for the second unit shall not be a
tandem space because tandem parking is not al-
lowed by right for residential uses in San Bruno as
per zoning code Section 12.100.080(C)(1).

7. Architectural compatibility: the second
dwelling unit shall incorporate the same or similar
architectural features, building materials, and col-
ors as the main dwelling unit or dwellings located
on adjacent properties.

8. Privacy: any window or door of a second
story second dwelling unit shall utilize one of the
following techniques to lessen the privacy impacts
onto adjacent properties. These techniques are use
of obscured glazing, window placement above five
feet, six inches (eye level), windows and doors lo-
cated toward the existing on-site residence, or
screening treatments.



9.  Permanent foundation: a permanent foun-
dation shall be required for all second dwelling
units.

10. A sanitary sewer cleanout conforming to
city standards shall be provided at the property
line. A cleanout shall be provided for each sanitary
sewer line crossing the property line.

11. Downspouts and gutters draining to the
curb shall be provided on the primary and second
dwelling unit.

12. The San Bruno building official shall as-
sign a new address to the second dwelling unit.

13. Existing development: a single-family
dwelling must exist on the lot. If the lot is undevel-
oped, then the applicant may be subject to discre-
tionary review.

14. Number per lot: a maximum of one sec-
ond dwelling unit shall be permitted on any lot.

15. Occupancy: the property shall be the resi-
dence of the property owner. The owner may oc-
cupy either the main dwelling unit or second dwell-
ing unit as his/her principal residence.

G. Deed Restrictions. Before obtaining a
second dwelling unit building permit, the property
owner shall file with the county recorder a declara-
tion or agreement of restrictions, which has been
approved by the city attorney as to its form and
content, containing a reference to the deed under
which the property was acquired by the owner and
stating that:

1.  The second dwelling unit shall not be sold
separately;

2. The second dwelling unit is restricted to
the maximum size allowed per the development
standards in subsection F;

3.  The second dwelling unit shall be consid-
ered legal only as long as the owner of record of
the property occupies either the primary residence
or the second dwelling unit; and

4. The restrictions shall be binding upon any
successor in ownership of the property and lack of
compliance shall result in legal action against the
property owner. (Ord. 1682 § 1, 2003)

12.92.040

12.92.040  Building site—Substandard lot.
A. A substandard lot may be used as a build-
ing site pursuant to the provisions of this section.
B. A substandard lot in an R-1, R-2, R-3, or

~R-4 zoning district may be used for one (1) single-
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family residence as a permitted use. The setback
limitations set forth in subsection (C)(2) of this
section shall be applicable.

C. The planning commission may issue con-
ditional use permits for development of substan-
dard lots in accordance with this chapter in R-2, R-
3, and R-4 districts, subject to the following limita-
tions:

1. No such use permit shall be issued for a
density exceeding one dwelling unit for each one
thousand two hundred fifty square feet of land area
in the R-2, R-3, and R-4 districts.

2. Each residence shall be constructed so as
to provide setbacks of at least ten percent of the
width of the lot, but in no case less than three feet;
providing that the architectural review committee
may authorize a lesser setback on the interior lot
line when such building site abuts a developed
building site which has a structure with no open-
ings siding on such lot.

D. Inthe C-1/C-2/CC district:

1. A substandard lot may be used as a build-
ing site if its area is two thousand square feet or
more.

2. The maximum lot coverage by buildings
on such lot, subject to all other requirements, shall
not exceed eighty percent.

E. InM-1 districts:

1. A substandard lot may be used as a build-
ing site if its area is two thousand five hundred
square feet or more.

2. The maximum lot coverage by buildings
on such a lot shall not exceed the following:
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Maximum Lot
Area of Building Site Coverage

2,500 sq. ft. or more but less 80%
thzsn 5,000 sq. ft.
5,000 sq. ft. or more but less 70%
thaan 7,500 sq. ft.
7,500 sq. ft. or more 60%

F. Where a parcel of land does not qualify as
a substandard lot as defined in Section 12.80.290 H
because since January 13, 1962, such parcel and
adj oining land were of one record ownership so as
to create a standard building site, such parcel may
be used alone as a separate building site if the
plamning director finds that the adjoining land is of
sufficient size and width so as to constitute a stan-
dard building site by itself. (Repealed by Ord. 1520
§ 3,1990)
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Chapter 12.96

ESTABLISHMENT AND DESCRIPTION OF

12.96.010

DISTRICTS
Sections:

12.96.010  Established.

12.96.020  Zoning map.

12.96.030  Unclassified land.

12.96.040  Determination of boundaries.

12.96.050  Change in boundaries.

12.96.060  R-1 and R-1-D single-family
residential districts.

12.96.070  R-2 low density residential
district.

12.96.080  R-3 medium density residential
district.

12.96.090  R-4 high density residential
district.

12.96.100  C-N neighborhood commercial
district.

12.96.110 C-1, C-2, and C-C general
commercial districts.

12.96.120  C-B-D central business district.

12.96.130  A-R administrative and
research district.

12.96.140  C-O community office district.

12.96.150  M-1 industrial district.

12.96.160 M combining industrial district.

12.96.165  LC limited commercial
combining district.

12.96.170 O open space and conservation
district.

12.96.180 U unclassified district.

12.96.190  P-D planned development
district.

12.96.200  Zoning regulations and
development standards for the
U.S. Navy site and its environs
specific plan area.

12.96.010  Established.

The districts established by the provisions of
this article are designated as follows:

R-1/R-1-D Single-family residential district

R-2 Low density residential district

R-3 Medium density residential district

R-4 High density residential district

C-N Neighborhood commercial district

C-1/C-2/C-3  General commercial district

C-B-D Central business district

A-R Administrative and research
district

Cc-0 Community office district

-LC Limited Commercial Combining
District

M-1 Industrial district

-M Combining industrial district

O Open space and conservation
district

8] Unclassified district

P-D Planned development district.

(Ord. 1410 § 1 (part), 1982: prior code § 27-7.1)

12.96.020  Zoning map.

The designations, locations and boundaries of
the districts established are delineated upon the
zoning map for the city of San Bruno, California,
as amended, which map and all notations and in-
formation thereon are made a part of this article.
Any land within city limits, now or in the future,
not designated or indicated as any district on the
zoning map shall be immediately zoned pursuant to
the general plan of the city.

The zoning map, for convenience, may be di-
vided into section maps. Each such section map
may be separately referred to or amended for the
purposes of amending the zoning map. The zoning
map and each of its section maps, and the nota-
tions, references and other information shown
thereon, shall be as much a part of this article as if
the matters and information set forth by such maps
were all fully described in this article. (Ord. 1469 §
1, 1986; Ord. 1464 § 1, 1986; Ord. 1459 § 1, 1985;
Ord. 1458 § 1, 1985; Ord. 1457 § 1, 1985; Ord.
1449 § 1,1985; Ord. 1440 § 1, 1984; Ord. 1410 § 1
(part), 1982: prior code § 27-7.2)
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12.96.030 Unclassified land.

Any land, within the city limits, now or in the
future, not otherwise classified on the zoning map
shall be classified in the U unclassified district.
(Ord. 1410 § 1 (part), 1982: prior code § 27-7.3)

12.96.040  Determination of boundaries.

Where the exact boundaries of a district cannot
be readily or exactly ascertained by reference to the
zoning map of the city of San Bruno, the boundary
shall be deemed to be along the nearest street or lot
line, as the case may be. If a district boundary line
divides or splits a lot, the lot shall be deemed to be
included within the district which is the more re-
strictive, except in the case of acreage, where the
boundary shall be determined by measurement on
the zoning map. (Ord. 1410 § 1 (part), 1982: prior
code § 27-7.4)

12.96.050  Change in boundaries.

Changes in boundaries of districts shall be
made by ordinance in the manner provided in
Chapter 12.136, said ordinance describing the area
to be changed by lot and block number. After adop-
tion of any ordinance changing the boundaries of
any district, the planning director shall mark the
zoning map to show the number and date of the
adoption of the ordinance making such change.
(Ord. 1410 § 1 (part), 1982: prior code § 27-7.5)

12.96.060  R-1 and R-1-D single-family
residential districts.
A. Purpose. To encourage the development

of low density residential uses. This type of density
is usually associated with single-family structures.
However, uses related to single-family residences,
such as schools, churches, and child care centers
may be permitted in the R-1 and R-1-D districts by
use permit or by planned unit permit under Chapter
12.116. Innovation in development of clustered
housing, open space, and other amenities which
make for a more desirable living environment.

B. Permitted Uses. The following uses are
permitted in the R-1 and R-1-D districts:

1.  Single-family dwellings;
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2. Accessory buildings and uses;

3. Small family day care homes;

4.  Special residential care facilities.

C. Conditional Uses. Conditional uses al-

lowed in the R-1 and R-1-D districts, subject to
obtaining a use permit, are as follows:

1. Churches and schools;

2. Parks and playgrounds;

3. Landscaped public or private parking lots
when adjacent to any C district;

4.  Mobile home parks;
5. Crop and tree farming;
6. Large family day care homes, subject to

the provisions set forth in Section 12.84.200.

D. Development Regulations. Development
regulations in the R-1 and R-1-D districts are as
follows:

Minimum site area: Five thousand square feet,
interior lots; six thousand square feet, corner lots.

Minimum lot width: Fifty feet, except sixty feet
on corner side of corner lot.

Maximum coverage: Impervious surface:
Eighty percent; structures: Varies, lot coverage of
structures in the R-1 and R-1-D residential districts
shall not exceed eighty percent of the total floor
area allowed by this section.

Maximum floor area: The permitted floor area
(FA) of buildings shall be determined by multiply-
ing the adjusted lot size (from Chart 1, below) by
the floor area ratio corresponding to the slope of
the lot (from Chart 2, below).

Average Percent Slope of Site. The average
percent slope of site is computed by the following
formula:

AS (Average Percent Slope of Site) = MX—L—

where:

I= contour interval in feet, not to exceed ten
(10) feet

L= summation of length of contour lines in feet;
and

A= area in square feet of parcel being consid-
ered. '

AS = average percent slope of site.



Floor Area Ratio Adjustment Factor for Lot
Size. The floor area ratio shall be adjusted in-
versely proportional to the lot size as shown in the
Chart 1, below. The Floor Area Ratio shall be fur-
ther adjusted by the average slope as shown in
Chart 2, below.
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Chart 1
ADJUSTED LOT SIZE
Lot Size Adjustment
(sq. ft.) Factor
2,500 1.20
3,000 1.16
3,500 1.12
4,000 1.08
4,500 1.04
5,000 1.00
5,500 0.97
6,000 0.94
6,500 0.91
7,000 0.88
7,500 0.85
8,000 0.82
8,500 0.79
9,000 0.77
9,500 0.75
10,000 0.73
10,500 0.71
11,000 0.68
11,500 0.66
12,000 0.64
12,500 0.62
13,000 0.61
13,500 0.60
14,000 0.59
14,500 0.58
15,000 0.57
15,500 0.56
16,000 0.55
16,500 0.54
17,000 0.53
17,500 0.52
18,000 0.51
18,500 0.50
19,000 0.49
19,500 0.48
20,000 0.47
>20,000 0.47
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Chart 2
PERMITTED FLOOR AREA
Average Slope Floor Area
(percent) Ratio (FAR)
<10 0.550
10 0.550
1 0.545
12 0.541
13 0.537
14 0.533
15 0.529
16 0.524
17 0.519
18 0.514
19 0.509
20 0.505
21 0.500
22 0.495
23 0.490
24 0.485
25 0.480
26 0.475
27 0.470
28 0.465
29 0.460
30 0.456
31 0.451
32 0.446
33 0.441
34 0.436
35 0.432
36 0.427
37 0.422
38 0.417
39 0.412
40 0.407
41 0.402
42 0.397
43 0.392
44 0.387
45 0.383
>45 0.383




A conditional use permit shall be required
whenever the permitted limitations for lot coverage
or floor area are exceeded.

Minimum front yard: Fifteen feet*
Minimum side yard: Five feet*
Minimum rear yard: Ten feet

Other Regulations.

1. Maximum height of structures shall be as
follows or a conditional use permit must be se-
cured:

a. Twenty-eight feet for lots with an average
slope of less than twenty percent which slope from
front property line to rear property line, as well as
for lots which slope from side yard to side yard
regardless of the average slope; or

b. Twenty-six feet for downsloping lots
(from front to rear) with an average slope of twenty
percent or more; or

c. Thirty feet for upsloping lots (from front
to rear) with an average slope of twenty percent or
more.

2. In the case of conditional uses, additional
regulations may be required.

3. Additions: Expansions, remodeling, al-
terations, or enlarging which would result in an
increase in the gross floor area by more than fifty
percent would require a conditional use permit.

4. Parking: As set forth in Chapter 12.100
and as follows:

a. If there are no covered off-street parking
spaces existing or proposed, then any addition, ex-
pansion, enlargement or alteration which increases
the gross floor area will require a conditional use
permit.

b. If there is only one covered off-street
parking space per unit existing or proposed, then
any expansion, enlargement or alteration that
would result in the gross floor area exceeding one
thousand eight hundred twenty-five square feet,
excluding garage area, will require a conditional
use permit.

c. If there are two covered off-street parking
spaces per unit existing or proposed, then any ex-
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pansion, enlargement or alteration that would result
in the gross floor areca exceeding two thousand
eight hundred square feet, excluding garage area,
will require a conditional use permit.

d.  An accessory building to and/or an inte-
rior private parking garage of a single family resi-
dence shall not be designed, constructed, altered or
expanded to be used for the storage of more than
three automobiles; nor exceed six hundred square
feet when such interior parking and/or interior ve-
hicle storage area upon a single parcel are com-
bined, without first securing a conditional use per-
mit.

e. Tandem parking can be allowed by secur-
ing a parking exception from the planning commis-
sion provided the applicant demonstrates a hard-
ship with the parking standards applied to the par-
cel in question.

5. Second story setback: Conditional use
permits are required if the front plane of a second
story is not set back at least five feet further than
the front setback of the first story. Architectural
projections such as eaves, bay windows, bow win-
dows, chimneys, etc., are exempted from this addi-
tional setback.

6. Second story front decks: Conditional use
permits are required for second story front decks
which would:

a. Have an area larger than seventy-two
square feet; or

b. Have a front depth greater than six feet; or

c. Not be set back at least eighteen inches
from the face of the first floor of the house, or
which would not provide a solid vertical surface
around the bottom eighteen inches of the deck.

7. Second story windows: Conditional use
permits are required for a second story having any
transparent window, any other transparent opening,
or any deck facing any interior side yard adjacent
to an abutting property which abutting property has
a side yard greater than ten feet.

8.  Third stories: Conditional use permits are
required for third stories, where any part of the
three stories lie within the same vertical plane. This
provision applies whether the third story is created
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for a2 new home or for an addition to an existing
home.

9.  Architectural Review Permits Required.
All structures requiring a use permit by the provi-
sions of the section shall first be reviewed by the
architectural review committee of the planning
commission. In addition, any structure which is
increased by more than one thousand square feet,
or which will be greater than three thousand square
feet as a result of new construction or addition,
shall be required to obtain an architectural review
permit prior to receiving a building permit.

*Exceptions:
1. Minimum setback from sidewalk to a garage shall be twenty feet.
2. Minimum side yard for corner lots shall be ten feet.

(Ord 1520 § 3 (part), 1990; Ord. 1433 § 1 (part),
1984; Ord. 1410 § 1 (part), 1982: prior code § 27-
7.6)

12.96.070  R-2 low density residential district.

A. Purpose. To encourage the development
of single-family and two-family dwellings and low
density apartments; and to permit related uses such
as churches, schools, and child care center.

B. Permitted Uses. The following uses are
permitted in the R-2 district:

1. Single-family dwellings;

2. Two-family dwellings;

3. Accessory buildings and uses;

4. Child care facilities for not more than six
children;

5. Special residential care facilities.

C. Conditional Uses. Conditional uses al-
lowed in the R-2 district, subject to obtaining a use
permit, are as follows:

1. Apartments,

2. Landscaped public or private parking lots
when adjacent to any C district.

D. Development Regulations. Development
regulations in the R-2 district are as follows:

.  Minimum building site required: Five
thousand square feet, except corner lots which shall
be six thousand square feet.

2. Minimum lot area per dwelling unit: Two
thousand nine hundred square feet.
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3. Minimum lot width: Fifty feet, except
corner lots which shall be sixty feet.

4. Required minimum setbacks:* Front: fif-
teen feet; side: ten feet street side; five feet, interior
sides; rear: ten feet.

5. Maximum coverage by all structures: Var-
ies, lot coverage of structures in the R-2 residential
districts shall not exceed the total floor area al-
lowed (see Chart 1 and Chart 2 above under regula-
tions for R-1 and R-1-D).

6. Maximum coverage by impervious mate-
rial: Eighty-five percent.

7.  Maximum allowable height of structures
shall be as follows or a conditional use permit shall
be secured:

a.  Twenty-eight feet for lots with an average
slope of less than twenty percent which slope from
front property line to rear property line, as well as
for lots which slope from side yard to side yard
regardless of the average slope; or

b.  Twenty-six feet for downsloping lots
(from front to rear) with an average slope of twenty
percent or more; or

c.  Thirty feet for upsloping lots (from front
to rear) with an average slope of twenty percent or
more.

8. In the case of conditional uses, additional
regulations may be required.

9. Additions: Expansions, remodeling, al-
teration, enlarging, or a detached addition to an
existing single family or two family residential
structure which would result in an increase in the
gross floor area by more than fifty percent would
require a conditional use permit.

10. Parking: As set forth in Chapter 12.100
and as follows:

a.  If there are no covered off-street parking
spaces existing or proposed, then any addition, ex-
pansion, enlargement or alteration which increases
the gross floor area will require a conditional use
permit.

b. If there is only one covered off-street
parking space per unit existing or proposed, then
any expansion, enlargement or alteration that
would result in the gross floor area exceeding one



thousand eight hundred twenty-five square feet,
excluding garage area, will require a conditional
use permit.

c.  If there are two covered off-street parking
spaces per unit existing or proposed, then any ex-
pansion, enlargement or alteration that would result
in the gross floor area exceeding two thousand
eight hundred square feet, excluding garage area,
will require a conditional use permit. o

d.  An accessory building to and/or an inte-
rior private parking garage of a single family resi-
dence shall not be designed, constructed, altered or
expanded to be used for the storage of more than
three automobiles; nor exceed six hundred square
feet when such interior parking and/or interior ve-
hicle storage area upon a single parcel are com-
bined, without first securing a conditional use per-
mit.

e. Tandem parking can be allowed by secur-
ing a parking exception from the planning commis-
sion provided the applicant demonstrates a hard-
ship with the parking standards applied to the par-
cel in question.

11. Architectural review permit: As set forth
in Chapter 12.108 and as follows: All structures
requiring a use permit by the provisions of the sec-
tion shall first be reviewed by the architectural re-
view committee of the planning commission. In
addition, any structure which is increased by more
than one thousand square feet, or which will be
greater than three thousand square feet as a result
of new construction or addition, shall be required
to obtain an architectural review permit prior to
receiving a building permit.

12. Second story setback: Conditional use
permits are required if the front plane of a second
story is not set back at least five feet further than
the front setback of the first story. Architectural
projections such as eaves, bay windows, bow win-
dows, chimneys, etc., are exempted from this addi-
tional setback.

13. Second story front decks: Conditional use
permits are required for second story front decks
which would:
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a. Have an area larger than seventy-two
square feet; or

b.  Have a front depth greater than six feet; or

c. Not be set back at least eighteen inches
from the face of the first floor of the house, or
which would not provide a solid vertical surface
around the bottom eighteen inches of the deck.

14. Second story windows: Conditional use
permits are required for a second story having any
transparent window, any other transparent opening,
or any deck facing any interior side yard adjacent
to an abutting property which abutting property has
a side yard greater than ten feet.

15. Third stories: Conditional use permits are
required for third stories, where any part of the
three stories lie within the same vertical plane. This
provision applies whether the third story is created
for a new home or for an addition to an existing
home.

*Exceptions:
1. Minimum setback from sidewalk to a garage shall be twenty feet.
2. Minimum side yard for corner lots shall be ten feet.

(Ord 1520 § 3 (part), 1990; Ord. 1410 § 1 (part),
1982: prior code § 27-7.7)

12.96.080  R-3 medium density residential
district.
A. Purpose. To encourage the development

of medium density residential multifamily struc-
tures such as duplexes, triplexes, apartments and
condominiums and ancillary uses, such as room-
inghouses and boardinghouses, sanitariums and rest
homes.

B. Permitted Uses. The following uses are
permitted in the R-3 district:

1. Single-family dwellings and duplexes;

2. Apartments;

3. Accessory buildings and uses;

4.  Small family day care homes;

5. Special residential care facilities.

C. Conditional Uses. Conditional uses al-

lowed in the R-3 district, subject to obtaining a use
permit, are as follows: A

1. Conditional uses permitted in the R-1 dis-
trict;
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2.  Roominghouses, boardinghouses;

3.  Sanitariums, rest homes, convalescent
homes.

4.  Landscape public or private parking lots

when adjacent to any C district.

D. Development Regulations. Development
regulations in the R-3 district are as follows:

1.  Minimum building site required: Five
thousand square feet, except corner lots which shall
be six thousand square feet.

2. Minimum lot area per dwelling unit: One
thousand nine hundred fifty square feet.

3. Minimum lot dimensions: Fifty-foot
width, except corner lots which shall be sixty feet.

4. Required minimum setbacks:* Front: fif-
teen feet; side: ten feet street side; five feet interior
sides; rear: ten feet.

5. Minimum usable open space: Four hun-
dred square feet per unit. v

6. Maximum coverage by all structures:
Sixty percent.

7. Maximum coverage by impervious mate-
rials: Eighty-five percent.

8. Maximum allowable height: Fifty feet or
three stories, whichever is more restrictive.

9. In the case of conditional uses, additional
regulations may be required.

10. Parking: As set forth in Chapter 12.100.

11. Architectural review permit: As set forth
in Chapter 12.108.

*Exceptions:
1. Minimum setback from sidewalk to a garage shall be twenty feet;
2. Minimum side yard for corner lots shall be ten feet.

(Ord 1520 § 3 (part), 1990; Ord. 1433 § 1 (part),
1984; Ord. 1410 § 1 (part), 1982: prior code § 27-
7.8)
12.96.090  R-4 high density residential
district,

A. Purpose. To encourage the development
of high density residential multifamily structures
such as apartments and condominiums and to allow
for other uses such as roominghouses and board-
inghouses, sanitariums and rest homes.
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B. Permitted Uses. The following uses are
permitted in the R-4 district:
1. Single-family dwellings and duplexes;

2. Apartments;

3. Accessory buildings and uses;

4.  Small family day care homes;

5. Special residential care facilities.

C. Conditional Uses. Conditional uses al-

lowed in the R-4 district, subject to obtaining a use
permit, are as follows:

1. Conditional uses permitted in the R-1 dis-
trict;

2. Roominghouses, boardinghouses;

3.  Sanitariums, rest homes, convalescent
homes;

4.  Hospitals;

5. Landscape public or private parking lots

when adjacent to any C district.

D. Development Regulations. Development
regulations in the R-4 district are as follows:

1.  Minimum building site required: Five
thousand square feet, except corner lots which shall
be six thousand square feet.

2. Minimum lot area per dwelling unit: One
thousand four hundred fifty square feet.

3. Minimum lot dimensions: Fifty-foot
width, except corner lot which shall be sixty feet.

4.  Required minimum setbacks:* Front: fif-
teen feet; side: ten feet street side; five feet, interior
sides; rear: ten feet; garage to sidewalk, twenty
feet.

5. Minimum usable open space: Two hun-
dred square feet per unit.

6. Maximum coverage by all structures:
Sixty percent.

7. Maximum coverage by impervious mate-
rials: Eight-five percent.

8. Maximum allowable height: Fifty feet or
three stories, whichever is more restrictive.

9.  Minimum landscaping: As set forth in
Chapter 12.84.

10. In the case of conditional uses, additional
regulations may be required.

11. Parking: As set forth in Chapter 12.100.



12.  Architectural review permit: As set forth
in Chapter 12.108.

*Exceptions:
1. Minimum setback from sidewalk to a garage shall be twenty feet;
2. Minimum side yard for comer lots shall be ten feet.

(Ord 1520 § 3 (part), 1990; Ord. 1433 § 1 (part),
1984; Ord. 1410 §.1 (part), 1982: prior code § 27-
7.9)
12.96.100  C-N neighborhood commercial
district.

A. Purpose. To serve the limited market area
of a specific neighborhood by providing for such
uses as apparel and accessory stores, food stores,
personal and professional services.

B. Permitted Uses. The following uses, con-
ducted entirely within an enclosed structure, are
permitted in the C-N district:

1.  Apparel and accessory stores;*

2. Food stores;*

3. Eating places,* except drive-in eating
places;

4. Miscellaneous retail, except nonstore re-

tailers and fuel and ice dealers;*

5. Finance, insurance and real estate of-
fices;*

6. Personal services, except laundry, clean-
ing and garment services, funeral services and cre-
matories, miscellaneous personal services but in-
cluding garment pressing and agents for laundries
and dry cleaners;*

7. Any other use which the planning com-
mission finds is similar in nature, function or op-
eration to the listed permitted uses.

C. Conditional Uses. Conditional uses al-
lowed in the C-N district, subject to obtaining a use
permit, are as follows:

1.  Drive-in eating places;

2. Automobile service stations;

3. Medical/dental and professional offices;

4. Household goods warchousing and stor-
age,* where the planning commission finds that the
lot on which the user is proposed:
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a.  Isnot physically suitable for the permitted
or other conditional uses in the district, due to
seismic conditions, and/or

b.  Is such that the establishment of permitted
or other conditional uses in the district are not eco-
nomically feasible in terms of return on investment,
as shown by an economic analysis submitted by the
applicant and proposed by a qualified economist
where an application for a conditional use permit
for such use was ending on January 14, 1985;

5. Eating places with alcoholic beverage
sales;

6. Any use which the planning commission
finds is similar in nature, function or operation to
the listed conditional uses.

D. Development Regulations. Development
regulations in the C-N district are as follows:

.  Minimum building site required: Five
thousand square feet; except corner lots, which
shall be six thousand square feet.

2. Minimum lot dimensions: Fifty-foot
width, except corner lots which shall be sixty feet.

3. Required minimum setbacks: Front: fif-
teen feet; side street side of comner lot, ten feet; in-
terior side: zero, except ten feet adjacent to an R
district; rear: zero, except ten feet when adjacent to
an R district.

4.,  Maximum allowable height: thirty-five
feet.

5.  Maximum coverage by all structures:
Sixty percent.

6. Maximum coverage by impervious mate-
rial: Ninety percent.

7. Minimum landscaping: As set forth in
Chapter 12.84.,

8.  In the case of conditional uses, additional
regulations may be required.

9. Parking: As set forth in Chapter 12.100.
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10. Architectural review permit: As set forth
in Chapter 12.108.

*Term is elaborated in Standard Industrial Classification Manual.

(Ord. 1685 § 1.4, 2003; Ord. 1453 § 1, 1985; Ord.
1428 § 1, 1984; Ord. 1410 § 1 (part), 1982: prior
code § 27-7.10)

12.96.110 C-1, C-2, and C-C general
commercial districts.

A. Purpose. These districts are intended to
serve the market area of the whole community.
They generally encompass retail stores, food stores,
personal and professional services, professional
and administrative offices, furniture stores, news-
papers and printing plants, and motion picture thea-
ters. Auto related uses are conditional uses within
the district.

B. Permitted Uses. The following uses, con-
ducted entirely within an enclosed structure and
provided there is an architectural review permit, are
permitted in the C-1, C-2, and C-C districts:

1. All permitted uses in the C-N district;

2. Personal services;*

3. Miscellaneous retail,* except adult book-
stores;

4.  Professional, administrative, medi-

cal/dental and business offices;

5. Eating places, except drive-in eating
places;
6. Furniture, home furnishings and equip-

ment stores;*
7. Business services, except equipment rent-
ing and leasing;*

8. Newspaper, printing and lithography
plants;
9. Motion picture theaters, except drive-in

and adult theaters;

10. Miscellaneous services;*

11. Adult bookstores, adult entertainment fa-
cilities, adult motion picture theaters and massage
establishments; subject to the provisions set forth
in Chapter 12.84;

12. Churches which were constructed prior to

‘December 1961, provided that such facilities shall
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be governed by the development regulations set
forth in Section 12.96.060 D;

Any other use which the planning com-
mis-- : finds is similar in nature, function, or op-
erat:. .- to the listed permitted uses.

(", Conditional Uses. Conditional uses, con-
ducted entirely within an enclosed structure, al-
lowed in the C-1, C-2, C-C districts, subject to ob-
taining a use permit and an architectural review
permit, are as follows:

1. Sales of used merchandise within a build-
ing:

2. Drive-in eating places;

3. Small animal hospitals or clinics;

4. Hotels and motels;

5.  Outdoor sales;

6. Automotive service stations;

7.  Self-service car washes and automatic car
washes;

8. Motor vehicle dealers, auto and home

supply stores, boat dealers, recreational and utility
trailer dealers, motorcycle dealers;*

9.  Equipment rental and leasing;*

10. Automotive repair, services and garages;*

11. Commercial recreation facilities;

12. Gaming clubs; subject to the provisions
set forth in Chapter 12.84;

13. Amusement game centers, subject to the
provisions set forth in Chapter 12.84;

14. Housechold goods warehousing and stor-
age,* where the planning commission finds that the
lot on which the user is proposed:

a.  Is not physically suitable for the permitted
or other conditional uses in the district, due to
seismic conditions, and/or

b.  Is such that the establishment of permitted
or other conditional uses in the district are not eco-
nomically feasible in terms of return on investment,
as shown by an economic analysis submitted by the
applicant and proposed by a qualified economist
where an application for a conditional use permit
for such use was ending on January 14, 1985;

15. Drinking places;

16. Eating places with alcoholic beverage
sales.



17. Any use which the planning commission
finds is similar in nature, function or operation to
the listed conditional uses. :

D. Development Regulations. Development
regulations in the C-1, C-2 and C-C districts are as
follows:

1. Minimum lot dimensions: Fifty-foot
width, except corner lots which shall be sixty feet.

2. Required minimum setbacks: None.

3. Maximum coverage by all structures:
Eighty percent.

4. Maximum allowable height: Fifty feet or
three stories, whichever is more restrictive.

5. Conditional uses may require additional
regulations.

6. Parking: As set forth in Chapter 12.100.

7. Architectural review permit: As set forth
in Chapter 12.108.

*Term is elaborated in Standard Industrial Classification Manual.

(Ord. 1685 § 1.6, 2003; Ord. 1476 § 7, 1987; Ord.
1453 § 2, 1985; Ord. 1450 § 1, 1985; Ord. 1428 §
2, 1984; Ord. 1410 § 1 (part), 1982: prior code §
27-7.11)

12.96.120  C-B-D central business district.
' A. Purpose. To designate and promote or-
derly development of the business district as pri-
marily a retail shopping facility with related ser-
vices to serve present and future needs of the resi-
dential community.

B. Permitted Uses. The following uses, con-
ducted entirely within an enclosed structure, and
provided there is an architectural review permit, are
permitted within the central business district (C-B-
D):

1. Department stores, apparel shops, tailor,
fur shops, dressmaking or millinery shops, sewing,
yardage, draperies, variety stores, shoe stores, shoe
repair;

2.  Drugstores, bookstores, except for adult
bookstores;

3.  Cameras, photographic supplies and pho-
tographic studios;
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4, Cafes, restaurants, and catering shops
which are accessory to restaurants or delicatessens;

5. Stores at which furniture; rugs, appli-
ances, hardware, or homeware is sold;

6. Gift shop, china, art specialty, jewelry,
hobby and toy shop, stationery and office supplies,
sporting goods, smoke shop;

7. Music and records, TV and radio and
electronic parts and supplies; radio, TV and appli-
ance repair and service;

8. Professional offices, sales representatives,
administrative offices, accounting and bookkeeping
offices, financial institutions and loan offices.
Medical and dental buildings shall be permitted in
any portion of a structure not fronting on a public
street where such structure was designed and con-
structed as an arcade, and where the particular por-
tion of the building opens into the arcade only;

9.  Florists;

10. Bicycle sales and repairs;

11. Liquor stores;

12. Craft shops, needlepoints, knitteries;

13. Locksmiths;

14. Laundries, dry cleaners, but not including

coin-operated facilities;

15. Vacuum cleaner dealers;

16. Barbershops, beauty shops, and manicur-
ing services, where accessory to a barber or beauty
shop;

17. Bakery shops, where goods baked on the
premises are produced primarily for sale on said
premises;

18. Printing shops, where the printing equip-
ment consists of not more than two printing presses
which have the capacity of reproducing sheets less
than eleven inches by seventeen inches. Printing
presses with a capacity of reproducing sheets of a
greater size shall not be permitted,;

19. Pet shops and pet grooming services, but
not including overnight boarding;

20. Gun shops;

21. Camera equipment sales;

22. Taxidermist shops;

23. Sales of automotive parts. On-site repairs
are permitted only as to parts which are not at-
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tached to or integrated with a vehicle. Installation
or removal of parts from vehicles is not permitted.
On-site repairs must be limited and accessory to
items sold on the premises, and if vehicular access
to the portion of the premises where the repairs will
occur is a public street other than San Mateo Ave-
nue;

24. Sales of used furniture, china, art goods,
glassware, and jewelry which has been maintained
at, refinished to, or repaired to a substantially un-
used or like new condition;

25. Parking lots and garages open to the gen-
eral public, whether a charge or fee for parking is
imposed or not. Gasoline sales are permitted as
accessory to parking garages, but such accessory
use does not include automobile repair;

26. Residential dwelling units, with the num-
ber of housekeeping units limited to one for each
one thousand square feet of lot area. Such units
shall be permitted only on the second story and
above.

27. Any other use which the planning com-
mission finds to be similar in nature, function, or
operation to one or more uses specifically permit-
ted in this district pursuant to this section.

C. Conditional Uses. Conditional uses al-
lowed in the C-B-D district, subject to obtaining a
use permit and architectural review permit, are as
follows:

1. Outdoor sales, when of a permanent char-
acter, not including drive-in establishments;

2. Grocery, meat, fruit, and vegetable stores;
3. Coin-operated laundry facilities;
4.  Lodges and clubs, but only on the 600

block of San Mateo Avenue and the 200 block of
West Angus Avenuc;

5. Secondhand sales not otherwise permitted
under subdivision(B)(24) of this section;

6. Gaming clubs, but only on San Mateo
Avenue or (if such property is ever included within
the C-B-D zoning district) on El Camino Real, sub-
ject to the off-street parking requirements pre-
scribed for such use;

7. Dance studios, health clubs, karate and
martial arts studios;
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8. Medical and dental offices, where pro-
posed to be established on the first story of a build-
ing;

9.  Public buildings;

10. Printers, not otherwise permitted under
subdivision B 18 of this section;

11. Drinking places;

12. Eating places with alcoholic beverage
sales.

D. Prohibited Uses. The following uses are
prohibited in the C-B-D district:

1. Lodges and clubs, except where permitted
under a conditional use permit on the 600 block of
San Mateo Avenue;

2. Pool rooms, billiard parlors;

3. Any establishment wherein four or more
mechanical and/or electronic amusement devices
are furnished whereby games are played, films or
photographs are shown, or tests of strength are of-
fered through the playing of machines;

4.  Sales or leasing of motor vehicles;

5. Repair of motor vehicles, except as pro-
vided under subdivision(B)(23) of this section;

6. Automobile service stations, except as
permitted under subdivision(B)(23) of this section;

7. Warehouse;
8.  Theaters and public assembly halls;
9. Wholesale sales, except as permitted un-

der subsection B of this section;

10. Massage establishments;

11. Amusement game centers;
12. Adult bookstores;

13.  Adult entertainment facilities;
14. Adult theaters;

15. Drive-in eating places.

E. Development Regulations.

1. Accessory buildings are permitted only if
constructed simultaneously with or subsequent to
the main building on the same lot.

2. Accessory uses must be normally inciden-
tal to the uses permitted.

3. Architectural features, such as cornices,
eaves, canopies, awnings, marquees or similar pro-
jections may encroach a maximum of thirty-six
inches into any public right-of-way, providing a



minimum eight-foot clearance is maintained to
grade of sidewalk, and twelve-inch encroachment
is permitted if a minimum seven-foot clearance is
maintained.

4. Flower boxes, planters, and architectural
features with a maximum of thirty-six inches above
the grade of the sidewalk; maximum encroach-
ment: Twelve inches.

5. No encroachment shall be permitted into a
vehicular trafficway.

6. Maximum height, walls and fences: Eight
feet, except that where there are no access drive-
ways, three feet.

7.  Minimum building site required: Two
thousand square feet.

8. Minimum lot dimensions: Twenty-five-
foot width.

9. Required minimum setbacks: None, ex-
cept when a lot abuts a lot in an R district there
shall be a setback of not less than ten feet from the
property line abutting such district unless otherwise
required in this chapter.

10. Maximum coverage by all structures: One
hundred percent, less required parking and land-
scaping.

11. Maximum allowable height: Fifty feet.

12. Minimum landscaping: As set forth in
Chapter 12.84.

13. Parking: As set forth in Chapter 12.100.

14. Architectural review permit: As set forth
in Chapter 12.108. (Ord 1520 § 3 (part), 1990; Ord.
1685 § 1.7 and 1.8, 2003; Ord. 1628 § 2, 2000;
Ord. 1476 § 8, 1987; Ord. 1471 § 6; Ord. 1410 § 1
(part), 1982: prior code § 27-7.12)

12.96.130 A-R administrative and research
district.
A. Purpose. To establish high quality light

industrial areas, research facilities, large scale ad-
ministrative offices, and professional and medical
offices in addition to ancillary personal service and
business uses along the West San Bruno Avenue
corridor.

B. Permitted Uses. The following uses, con-
ducted entirely within an enclosed structure and
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provided there is an architectural review permit, are
permitted in the A-R district:

1. Printing, publishing, and allied indus-
tries;*

2. Manufacturing of electrical and electronic
machinery, equipment, and supplies;*

3. Manufacturing of measuring, analyzing,
and controlling instruments; photographic, medical
and optical goods; watches and clocks;*

4. Business services, except ‘services 1o
buildings;*

5. Finance, insurance and real estate of-
fices;*
6. Administrative, professional, medical and

dental offices;

7.  Uses appurtenant to the above uses;

8.  Printing/copy services and personal ser-
vices, including beauty salons, barbershops, skin
care and facial salons, limited to the south side of
West San Bruno Avenue.

C. Conditional Uses. Conditional uses al-
lowed in the A-R district, subject to obtaining a use
permit, are as follows:

1.  Those uses specified in Chapter 12.84;

2. Car rental services, limited to the south
side of West San Bruno Avenue;

3. Any other office/commercial use which
the planning commission finds to be similar in na-
ture, function, or operation to one or more uses
specifically permitted in this district pursuant to
this section;

4. Churches, limited to the south side of San
Bruno Avenue West.

D. Development Regulations. Development
regulations in the A-R district are as follows:

1. Minimum building site required: One
acre.

2.  Minimum lot dimensions: One hundred
feet.
3. Required minimum setbacks: Front: forty

feet, plus one foot for each foot of building height
above twenty-five feet; exterior side: same as front,
interior side: twenty-five feet, except forty-five feet
when adjacent to a residential district; rear: same as
interior side.
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4. Maximum coverage by all structures:
Forty percent.

5. Maximum coverage by impervious mate-
rial: Eighty percent.

6. Maximum allowable height: Forty feet.

7. Minimum landscaping: As set forth in
Chapter 12.84.

8. In the case of conditional uses, additional
regulations may be required.

9.  Parking: As set forth in Chapter 12.100.

10. Architectural review permit: As set forth
in Chapter 12.108.

11. Printing/copy services and personal ser-
vices, including beauty salons, barbershops, skin
care and facial salons, shall be limited to a maxi-
mum of twenty-five percent of the gross floor area.

*Term is elaborated in the Standard Industrial Classification Manual.

(Ord. 1638 § 1, 2001; Ord. 1588 § 2, 1997; Ord.
1410 § 1 (part), 1982: prior code § 27-7.13)

12.96.140  C-O community office district.

A. Purpose. To establish and promote the
orderly development of an office and professional
district with ancillary retail sales.

B. Permitted Uses. The following uses are
permitted in the C-O district:

1. Offices and appurtenant uses;

2. Hotels and appurtenant uses;
3. Financial institutions;
4. The following retail commercial uses,

fronting onto El Camino Real:

a.  Artsupply stores and galleries,

b.  Bookstores (primarily new books only),

c.  Computer and computer supply stores,

d. Communications equipment sales and
rental,

e.  Florists,

f.  Music and video sales/rental stores,

g.  Office supply and equipment stores,

h.  Photographic stores and studios,

i.  Stationery stores,

j- Xerox and copy services,
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C. Conditional Uses. Conditional uses al-
lowed in the C-O district, subject to obtaining a use
permit, are as follows:

1. Restaurants, except drive-in eating places;

2.  Parking garages;

3. Automobile service stations in parking
structures;

4. The following retail commercial uses,

fronting onto El Camino Real:

a.  Antique stores,

b.  Barber shops and beauty parlors,

c.  Bicycle sales and repairs,

d. Dry cleaning services (without plant on
premises),

¢.  Fumiture sales and rentals,

f.  Gift stores,

g.  Health clubs/exercise facilities,

h.  Health food stores,

i.  Jewelry, watch and clock sales and re-
pairs,

j-  Packaging stores/mail service centers,

k.  Pharmacies,

1. Shoe sales and repairs,

m. Smoke and tobacco shops,

n. Tailors,

0.  Other retail commercial uses, not listed

above, which the planning commission finds are
consistent with the purpose statement of the C-O

district;

5.  Drinking places;

6. Eating places with alcoholic beverage
sales.

D. Development Regulations. Development
regulations in the C-O district are as follows:

1. Minimum building site required: Twenty
thousand square feet.

2. Required minimum setbacks: Twenty-five
feet from any public street; fifteen feet from any
other property line.

3. Maximum coverage by all structures:
Forty percent.

4. Maximum coverage by impervious mate-
rial: Eighty-five percent.



5. Maximum allowable height: Thirty-five
feet, provided that height up to fifty feet may be
permitted subject to obtaining a use permit.

6. In the case of conditional uses, additional
regulations may be required.

7. Parking: As set forth in Chapter 12.100.

8.  Architectural review permit: As set forth
in Chapter 12.108. (Ord. 1685 § 1.9, 2003; Ord.
1556 §§ 2 and 3, 1994; Ord. 1410 § 1 (part), 1982:
prior code § 27-7.14)

12.96.150  M-1 industrial district.

A. Purpose. To establish areas for warehous-
ing, light manufacturing, and fabrication.

B. Permitted Uses. The following uses, con-
ducted entirely within an enclosed structure, are
permitted in the M-1 district:

1.  Auto-related uses such as service stations
and auto repair shops;

2. Warehouses and storage;

3. Light manufacturing, fabricating.

C. Conditional Uses. Conditional uses, con-
ducted entirely within an- enclosed structure, sub-
ject to obtaining a use permit and architectural re-
view permit, are as follows:

1. Industrial and manufacturing uses that
may be obnoxious by reason of the emission of
dust, odor, noise, glare or other nuisance, including
uses such as the following:

a.  Auto wrecking;

b.  Building materials;

c.  Contractor yards;

d. Manufacture, handling, or storage of dan-

gerous materials;

e. Lumberyards;

f.  Any use which in the opinion of the plan-
ning commission is similar to the above conditional
uses.

D. Development Regulations. Development
regulations for the M-1 district are as follows:

1. Minimum building site: Eight thousand
square feet.

2. Minimum lot width: Sixty feet.

3. Required minimum setbacks: None.
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4. Maximum coverage by all structures:
Sixty percent.

5. Maximum allowable height: Thirty-five
feet.

6. In the case of conditional uses, additional
regulations may be required.

7.  Parking: As set forth in Chapter 12.100.

8.  Architectural review permit: As set forth
in Chapter 12.108. (Ord. 1410 § 1 (part), 1982:
prior code § 27-7.15)

12.96.160 M combining industrial district.

A. Purpose. To allow light manufacturing,
storage, and industrial uses which may be com-
bined with other compatible zoning districts.

B. Permitted Uses. The following uses are
permitted in the M district:

1. All permitted uses in the district with
which the M district is combined.

C. Conditional Uses. Conditional uses in the
M district, subject to obtaining a use permit, are as
follows;

1. Al conditional uses in the district with
which the M district is combined;

2. Carpenter shops;

3.  Machine shops;

4. Wholesale sales;

5.  Dairy products;’

6. Building materials;

7.  Any use which in the opinion of the plan-

ning commission is similar to the above conditional
uses and is compatible with the district with which
the M district is combined.

D. Development Regulations. Development
regulations in the M district are as follows:

1. As specified in the district with which the
M district is combined. (Ord. 1410 § 1 (part), 1982:
prior code § 27-7.16)

12.96.165  LC limited commercial combining
district.

A. Purpose. To allow continuation of existing
commercial uses and to allow other commercial
uses in commercial and residential districts within
predominantly residential areas in such a manner



12.96.170

that the residential environment is not infringed
upon by intensification of such commercial uses
and that architecturally or historically significant
structures may be preserved.

B. Establishment of District. LC limited
combining districts may be established in combina-
tion with other commercial or residential zoning
districts. No recommendation for establishment of
an LC district shall be made unless the commission
finds that the general character of the area sur-
rounding the proposed district is residential.

C. Permitted uses in commercial districts.

1. The uses existing within the district at the
time of its establishment.

2. Office uses which are permitted uses in
the zoning district with which the LC district is
combined and which require no additional off-
street parking spaces beyond that required by the
existing use.

3. The following additional permitted uses,
where any such use requires no additional off-street
parking spaces beyond that required by the existing
use:

Uses existing at the time
of establishment of LC
district

Additional permitted
uses

a. Food stores. Miscellaneous retail

uses permitted in such
zoning district, except
for used merchandise
stores, non-store
retailers, and fuel and
ice dealers.

b. Miscellaneous retail
uses permitted in the zon-
ing district with which the
LC district is combined,

D. Conditional Uses. Except as provided in
subsection C of this section, any use described as a
permitted or conditional use in the commercial
zoning district with which the LC district is com-
bined, subject to the limitations on such use set
forth in the provisions governing such commercial
zoning district.

Conditional commercial uses in residential
zones with which the LC district is combined shall
be limited to finance, insurance, real estate, admin-
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istrative, professional, medical and dental offices.
A finding of architectural or historical significance
shall be made by the planning commission and city
council for approval of conditional commercial use
in a residential zone combined with the LC district.
(Ord. 1606 § 3, 1999)

12.96.170 O open space and conservation
district.

A. Purpose. To preserve open space uses and
provide recreation uses for the general community,
including public and private parks, schools and
cemeteries.

B. Permitted Uses. The following uses are
permitted in the O district:

1. Crop and tree farming.

C. Conditional Uses. Conditional uses al-
lowed in the O district, subject to obtaining a use
permit, are as follows:

1. Public and private parks, trails;

2. Schools;
3. Cemeteries;
4. Uses which, in the opinion of the planning

commission, are consistent with the open space and
conservation elements of the San Bruno general
plan.

D. Development Regulations. Development
regulations in the O district are as follows:

1. For permitted uses, minimum lot area
shall be one acre.

2. For conditional uses, all regulations shall
be as specified in the use permit. (Ord. 1410 § 1
(part), 1982: prior code § 27-7.17)

12.96.180 U unclassified district.

A. Purpose. To regulate land use on lands
within the city now or in the future where no zon-
ing designation has been assigned.

B. Permitted Uses. The following uses are
permitted in the U district:

1.  None.

C. Conditional Uses. Conditional uses al-
lowed in the U district, subject to obtaining a use
permit, are as follows;



1. Uses consistent with the San Bruno gen-
eral plan.

D. Development Regulations. Development
regulations in the U district are as follows:

1. As specified in the use permit. (Ord. 1410
§ 1 (part), 1982: prior code § 27-7.18)

12.96.190  P-D planned development district.

A. Purpose. It is the purpose of the P-D dis-
trict to allow a mixture of uses, or unusual density,
building intensity, or design relationships which
will produce an environment and use of land in
each case superior to that which would result from
the regulations of the standard districts or combina-
tion of districts.

B. Permitted Uses. There are no permitted
uses in the P-D district.

C. Conditional Uses. Any and all compatible
land uses consistent with the San Bruno general
plan are conditional uses in a P-D district, provided
such use or uses have been designated on a devel-
opment plan and approved by the planning com-
mission and city council pursuant to the provisions
of this section. Conditional uses may be authorized
by the approval by the planning commission of a
planned development permit (PDP).

D. Minimum Site Area. No minimum site
area is established for a P-D district.

E. Application for Establishment of a P-D
District. Application to have a parcel classified as a
planned development district shall be made to the
planning department and shall be accompanied by
a fee, as set by the city council, and by a prelimi-
nary development plan. A P-D district may also be
established for any property pursuant to the proce-
dure for amendment as described in Chapter
12.136.

F. Development Plan—Contents. The appli-
cant shall submit a preliminary development plan
showing the area involved and containing the fol-
lowing;:

1. Circulation pattern, indicating both public
and private street;

2. All parks, playgrounds, school sites, pub-
lic facilities, open space, and other such uses;
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3. The land uses, indicating the approximate
areas to be used for various purpose, the acreage
and percentage of total area in each land use, the
population densities, the lot area per dwelling unit
(excluding public street area), the percentage of
area covered by buildings, pavement and extent of
grading, and land uses on adjacent parcels;

4. A map showing the topography of the
proposed district at one-foot contour intervals in
areas of cross slopes of less than five percent, at
two-foot contour intervals in areas of five percent
through ten percent cross slopes, and at five-foot
contour intervals in areas exceeding ten percent
cross slope;

5. A market analysis for proposed commer-
cial developments;

6.  All the information necessary to allow the
city to draft any required environmental impact
report; plus, a fee to cover the city’s cost in prepar-
ing the draft EIR;

7. A geological and soils analysis which
shall contain an adequate description of the soils
and geology of the site and conclusions and rec-
ommendations regarding the effect of the soil and
geological conditions on potential grading, excava-
tions, street and utility improvements and struc-
tures;

8. A development schedule indicating the
approximate date on which the construction of the
project can be expected to begin, the anticipated
rate of development, and the completion date.
There shall also be included, if applicable, a de-
lineation of units or segments to be constructed in
progression;

9.  Proof of ownership of the properties pro-
posed for reclassification or written approval from
the owners of record to seek development plan ap-
proval and reclassification.

The above contents may be modified by the
planning director.

G. Development Plan—Hearing and Findings
for Approval. The planning commission shall hold
a public hearing pursuant to the provisions in
Chapter 12.132. The commission may then rec-
ommend the establishment of the P-D district; and
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the city council, after a public hearing, may, by
ordinance, establish a P-D district, provided they
find that the facts presented at the hearings estab-
lish that:

1.  The proposed P-D district can substan-
tially be completed within the time schedule sub-
mitted by the applicant;

2. Each unit of the development, as well as
the total development, can exist as an independent
development capable of creating an environment of
sustained desirability and stability or adequate as-
surance that such objective will be attained;

3.  The land uses proposed will not be detri-
mental to the present or potential surrounding uses
but will have a beneficial effect which would not
be achieved through other districts;

4. The streets and thoroughfares proposed
are suitable and adequate to carry anticipated traf-
fic, and increased densities will not generate traffic
in such amounts as to overload the street network
outside the P-D district;

5. Any proposed commercial development
can be justified economically at the location pro-
posed and will provide adequate commercial facili-
ties for the area;

6. Any exceptions from the standard district
requirements are warranted by the design of the
project and amenities incorporated in the develop-
ment plan; and

7.  The area surrounding the development can
be planned and zoned in coordination and substan-
tial compatibility with the proposed development
and the P-D district uses proposed are in confor-
mance with the general plan of the city.

H. Development Plan—Denial;
with Conditions.

1.  Establishment of the P-D district shall
occur coincidentally with the approval of the de-
velopment plan.

2. If, from the facts presented, the planning
commission or the city council fails to make the
necessary findings, the application shall be denied.

3. The planning commission may recom-
mend disapproval of the development plan as sub-
mitted or may recommend approval of the devel-

Approval
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opment plan, subject to specified amendments and
modifications. No amendment or modifications to
the development plan shall be recommended or
made without consent of the applicant. If the appli-
cant does not agree to the suggested changes, the
commission shall recommend disapproval of the
development plan.

4. The commission shall not make a favor-
able recommendation to the council, nor shall the
council adopt an ordinance classifying a parcel P-
D, without coincidentally or previously having ap-
proved the development plan.

I.  Development Plan—Amendment
Modification, Reclassification, Null and Void.

1.  All amendments or modifications to an
approved development plan shall be made in ac-
cordance with the procedure set forth for amending
the zoning ordinance in Chapter 12.136. The plan-
ning director may, however, approve or condition-
ally approve minor adjustments to the original de-
velopment plan, provided said adjustments do not
conflict with the concept or intent of the develop-
ment plan originally approved by the commission
or council.

2. I, in the opinion of the commission or
council, the development in a P-D district is failing
or has failed to meet the requirements of the devel-
opment plan, or any part thereof, the commission
or council may initiate proceedings to reclassify the
property to another zoning district.

3. Development plans approved in accor-
dance with the provisions of this section shall be-
come null and void if a planned development per-
mit is not filed with the commission within one
year after the effective date of the ordinance adopt-
ing the approved development plan. Such time
limitation shall be subject to reasonable extensions
upon a showing by the applicant of extraordinary
or uncontrollable circumstances warranting such
extensions.

J. Planned Development Permit (PDP)—
Submission. Prior to the issuance of a building
permit in any parcel zoned P-D, the owner or ap-
plicant shall procure a planned development permit
from the planning commission. Prior to planning

or



commission approval of any application for a
planned development permit, owner or applicant
shall submit the following to the commission:

1. A tentative subdivision map (when either
par-celization of the property or a condominium
project is proposed);

2.  Proposed landscaping and irrigation plan;

3. Proposed engineering plans, including site
grading, street improvements, drainage, and other
public utilities, which plans, when approved by the
commission shall not be construed to mean that the
plans will constitute the final improvement plans
for the subdivision. The city engineer, after de-
tailed design studies, may require modifications
and/or additional plans and specification, if such
additional requirements clearly follow the spirit
and intent of the approved specific plan;

4.  Proposed building plans, including floor
plans and exterior elevations indicating the materi-
als, color scheme, and treatment of surfaces;

5. Proposed plans for recreational facilities;
6.  Generalized parking plans;
7.  Proposed plot plans, showing building

locations on each lot, building setbacks, and lot
dimensions; and

8. Where applicable, as a result of findings
on site conditions and detailed site planning, sup-
plemental information or revisions to the environ-
mental impact report prepared pursuant to the pro-
visions of the city and state EIR guidelines;

9. A fee, as set by the city council.

Except for the fee, the submittal requirements
may be modified by the planning director.

K. Planned Development Permit (PDP)—
Hearing, Approval, Denial.

1. Prior to taking action on a PDP applica-
tion, the commission shall conduct a public hearing
in accordance with the procedures set forth in
Chapter 12.132.

2. In its determination of a planned devel-
opment permit application, the planning commis-
sion shall not be bound by a prior city council or
planning commission approval of any development
plan. The planning commission may approve, ap-
prove conditionally, or disapprove the planned de-
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velopment permit as presented. No grading, subdi-
vision, or development shall be permitted in any P-
D district, or any unit thereof, until the planned
development permit for such district, or unit
thereof, has been approved by the planning com-
mission.

3. The owner or developer may submit a
PDP application for a portion or unit of a parcel
designated P-D, provided the development plan
indicated the intention of the development of such
parcel by units and established a time schedule for
such development.

4.  Prior to approving any planned develop-
ment permit application the planning commission
must find that the proposed planned development
permit is consistent with the previously approved
development plan.

L. Appeals. Any person may appeal to the
city council any order, requirement, decision or
determination of the planning commission for a
planned development permit, as provided for in
Chapter 12.140. (Ord. 1410 § 1 (part), 1982: prior
code § 27-7.19)

12.96.200  Zoning regulations and
development standards for the
U.S. Navy site and its environs
specific plan area.

A. Purpose. The purposes of the establish-
ment of zoning regulations and development stan-
dards of the U.S. Navy site and its environs spe-
cific plan area are to develop a compact and inter-
active community based on the principles of tran-
sit-oriented development, offering multifamily and
senior-assisted living, work place opportunities,
potential child-care and recreational facilities, and
a major hotel and ancillary services, with conven-
ient pedestrian-friendly access to adjacent transit
facilities, retail and entertainment services, and
neighborhood amenities.

B. Zoning Regulations and Development
Standards—Establishment and Application.

The zoning regulations and development stan-
dards for the U.S. Navy site and its environs spe-
cific plan area are established as set forth in the
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U.S. Navy site and its environs specific plan, as
adopted by the city council by resolution No. 2001-
02 on January 9, 2001. (Ord. 1635 § 1, 2001)
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Chapter 12.100

OFF-STREET PARKING AND LOADING

Sections:

12.100.010  Scope.

12.100.020  Facilities for existing buildings.

12.100.030 Facilities for reconstructed or
repaired buildings.

12.100.040 Computation of fractional
spaces.

12.100.050 Use of parking and garage
facilities.

12.100.055 Vehicle and equipment repair
‘on residential property.

12.100.060 Parking in required yards—
Residential.

12.100.070 Parking commercial vehicles
and construction equipment.

12.100.080 Design standards for parking
facilities.

12.100.083 Designated parking spaces.

12.100.086  Vehicle service stalls.

12.100.090 Number of parking spaces
required.

12.100.100 Required loading spaces.

12.100.110 Parking for handicapped
persons.

12.100.120 Exceptions.

12.100.130  Off-street loading spaces.

12.100.140  Valet parking.

12.100.010 Scope.
~ The off-street parking and loading provisions of
this chapter shall apply as follows:

A. For all buildings and structures erected,
and all uses of land established after September 9,
1982, parking and loading facilities shall be pro-
vided as set forth in this chapter.

B.  When the intensity of use of any building,
structure or premises would be increased through
the addition of dwelling units, gross floor area,
seating capacity or other units of measurement set
forth in this chapter for required parking or loading
facilities, parking and loading facilities as set forth
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in this chapter shall be provided for such increase
in intensity of use.

C.  Whenever the existing use of a building or
structure is changed to a new use, parking or load-
ing facilities shall be provided as required for such
new use. If such building or structure was erected
prior to September 9, 1982, additional parking or
loading facilities shall be mandatory only in the
amount by which the requirements for the new use
would exceed those for the existing use if the latter
were subject to the parking and loading provisions
of this chapter. (Ord. 1410 § 1 (part), 1982: prior
code § 27-8.1)

12.100.020  Facilities for existing buildings.

Accessory off-street parking or loading facili-
ties which are located on the same site as the build-
ing or use served and which were in existence on
September 9, 1982, or were provided voluntarily
after such date, shall not be reduced below, or, if
already less than, shall not be further reduced be-
low, the requirements of this chapter for a similar
new building or use. (Ord. 1410 § 1 (part), 1982:
prior code § 27-8.2)

12.100.030  Facilities for reconstructed or
repaired buildings.

If a conforming building or use was in exis-
tence on September 9, 1982, and was subsequently
damaged or destroyed, the building may be re-
paired or reconstructed only for the use reestab-
lished, as provided in Chapter 12.92. Parking or
loading facilities equivalent to those maintained at
the time of such damage or destruction shall be
restored and continued in operation. (Ord. 1410 § 1
(part), 1982: prior code § 27-8.3)

12.100.040 Computation of fractional spaces.

When the determination of the number of re-
quired off-street parking and loading spaces results
in the requirements of a fractional space, any frac-
tion shall require one off-street parking or off-street
loading space. (Ord. 1410 § 1 (part), 1982: prior
code § 27-8.4)
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12.100.050 Use of parking and garage
facilities.

Off-street parking and garage facilities acces-
sory to residential uses shall have no use which
interferes with the primary use of the parking and
storage of motor vehicles belonging to the occu-
pants of the dwelling structure, the guests of such
occupants or those having written permission from
such occupants. Under no circumstances shall re-
quired parking and garage facilities accessory to
residential structures be used for the parking or
storage of commercial vehicles or motor vehicles
belonging to the employees, owners, tenants, visi-
tors or customers of business or manufacturing es-
tablishments.

If any open garage or carport is used for the
parking or storage of any recreational vehicle other
than a motor vehicle, such open garage or carport
shall be screened to at least six feet height and may
be higher if approval is obtained from the planning
director. (Ord. 1410 § 1 (part), 1982: prior code §
27-8.5)

12.100.055 Vehicle and equipment repair on
residential property.

A. For the purposes of this section, “vehicle”
is as defined by the California Vehicle Code, and
including any motor or motor-driven cycle.

B. Servicing, repairing, assembling, wreck-
ing, modifying, restoring, or otherwise working on
any vehicle on any residential property in any zon-
ing district shall be subject to the following:

1. Such vehicle must be registered to the
address to where the work is taking place, or regis-
tered to the person performing the work upon the
vehicle, or to a member of his or her immediate
family, which shall be limited to parents, grandpar-
ents, spouse, brother, sister or children.

2. Work outside of an enclosed garage area
is limited to minor repair and maintenance, includ-
ing replacement of the alternator, generator, starter,
water pump, battery or brake parts, change of oil or
filter, fan or other motor driven belts, hoses, lamp
replacement, repair of flat tires, lubrication, engine
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tune-up, and similar routine and preventive main-
tenance work.

3. Such work shall be done only between the
hours of eight a.m. and ten p.m.

4. Such work shall not be done in a public
right of way.

5. Such work shall not be conducted upon
more than one vehicle at any one time.

6. Storage of parts for vehicles upon the
property shall be limited to those parts necessary
for minor repair of a vehicle. Storage of more than
five gallons of any Class 1 flammable liquid is
prohibited.

7.  Parts which cannot be located within an
accessory building shall be screened from view.

8. Welding is not permitted inside an en-
closed garage area.

9. Upon completion of any work allowed by
this section, the property shall be cleaned of all
debris, oil, grease, gasoline, brake and other fluids,
cloths, rags, any equipment or material used in the
work and shall be left in such a condition that no
hazard to person shall remain.

C. This section precludes auto repair on resi-
dential property by any commercial entity or by
any individual for any compensation in any form.

D. Violation of this section or any subsection
of this section shall constitute an infraction. (Ord.
1528 § 1, 1991)

12.100.060 Parking in required yards—
Residential.

No motor vehicle may be parked or stored in
any visible front yard or sideyard, whether im-
proved or unimproved, within any residential zone
except that operable motor vehicles or trailers,
boats, camper structures/shells, off-road vehicles,
motorcycles, snowmobiles, jet-skis, and other simi-
lar recreational vehicles may be parked upon any
garage apron or driveway.

A. “Garage apron or driveway” means that
paved area not exceeding the width of the garage
entrance by more than six inches on either side of
the garage entrance.



B. “Operable motor vehicle or trailer” means
that the motor vehicle or the trailer upon which the
recreational vehicle is stored bears a current regis-
tration, and that the vehicle or trailer has all parts
and equipment necessary, is in running order and
has the ability to operate legally and safely on the
public streets.

C. Front Yard Parking—Notwithstanding the
above, parking of operable motor vehicles or trail-
ers, boats, camper structures/shells, off-road vehi-
cles, motorcycles, snowmobiles, jet-skis, and other
similar recreational vehicles will be permitted
within that front yard area closest to the property
line adjacent to a garage, garage apron or driveway,
provided that such area is paved with stone, brick,
asphalt, concrete or other such similar material.

D. Side Yard Parking—Notwithstanding the
above, parking of operable motor vehicles or trail-
ers, boats, camper structures/shells, off-road vehi-
cles, motorcycles, snowmobiles, jet-skis and other
such similar vehicles will be permitted within that
sideyard area between the property line and the
adjacent garage, provided:

1. Such area is paved with stone, brick, as-
phalt, concrete or other such similar material.

2.  There is a six-foot, sight-obscuring fence
or landscaping along the side property line.

3. There is a six-foot, sight-obscuring fence
perpendicular to the side property line, and extend-
ing from the garage building to the side property
line.

4. Side yard areas may not be used for the
storage of inoperable motor vehicles originally in-
tended for highway use.

E. Residential garage driveway encroach-
ments (curb cuts) may not be expanded to accom-
modate permitted front yard or sideyard parking.

F. Violations of this section shall constitute
an infraction.
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Figure 12.100.060
Allowable Residential Parking, after Measure K
Note: All parking areas must have some sort of surface (cement, brick, asphalt, etc.) to prevent any leak-

age from penetrating the ground, and also to discourage rodents. Please refer to Traffic Code Sec. 7.32
and Zoning Code Sec. 12.100.060 for additional details and definitions.

Living area of home

Required front yard.
§ No parking allowed.

|
Encroachment

Driveway:
opsrable motor
vehicles or
trailers and
racreational
vehicles.  Ses
definitions for
imitations.

Area adjacentio
driveway closest
to the property
line. Same as
driveway. See
above, and
definitions for
fimitations.

Side yard. Long
term storage of

4 inoperable

vehicles .
originally
intended for
highway use not
allowsd.

(Ord. 1525 § 2, 1991: Ord. 1410 § 1 (part), 1982: prior code § 27-8.6)
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12.100.070 Parking commercial vehicles and
construction equipment.

It shall be unlawful to park, store or cause to be
maintained on any lot or parcel of land in any resi-
dential district, any commercial vehicle or special
construction equipment, as defined in the Vehicle
Code. The parking of a commmercial truck or van
not exceeding three-fourths ton in rating shall be
permitted on a lot or parcel in a residential district
so long as such parking is not otherwise prohibited
by law. '

A. Parking on Vacant Lots/Parcels in Resi-
dential and Commercial Use Districts. No person
shall park a vehicle on a vacant lot or parcel in any
residential or commercial use district unless such
use is authorized by a conditional use permit, as set
forth in Chapter 12.112, and such lot or parcel used
for such purpose is surfaced and maintained in ac-
cordance with the requirements of such use permit.
The planning director may permit the temporary
use, not to exceed sixty days, of any unimproved
lot or parcel for the parking of vehicles in connec-
tion with a special event.

B. Parking on Vacant Lots/Parcels in Con-
junction with Construction. The temporary use of
vacant lots or parcels for the parking of mo-
torhomes, trailers or mobile homes as construction
offices, or for the storage of equipment or materials
or for security purposes may be permitted by the
planning director, provided that the parking is in
conjunction with construction on the same lot or
building site and meets the following conditions:

1. Building plans for new construction must
be submitted and a building permit issued before
the occupancy of the motorhome, trailer, or mobile
home.

2. The occupancy shall not exceed nine
months after the issuance of a permit for a residen-
tial project, or six months for nonresidential project
unless otherwise extended by the planning com-
mission.

C. Temporary Use of Motorhome, Trailer, or
Mobile Home as Commercial Office. Motorhomes,
trailers or mobile homes may be used as temporary
commercial offices, such as for a bank or real es-
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tate office during the construction of permanent
facilities, under the following conditions:

1. Building plans for new construction must
be submitted and a building permit issued before
the occupancy of the motorhome, trailer, or mobile
home.

2. The occupancy shall not exceed six
months unless otherwise extended by the planning
comrmission.

3. Application for this permit shall be made
through the architectural review permit procedure.

D. Parking on Vacant Lots/Parcels in Con-
junction with Vehicle Repairs. No person shall re-
pair or modify any vehicle or install any part or
accessory on any vehicle while such vehicle is on
any vacant lot or parcel. (Ord. 1410 § 1 (part),
1982: prior-code § 27-8.7)

12.100.080 Design standards for parking
facilities.

A. Location of Parking Facilities. The loca-
tion of off-street parking and garage spaces in rela-
tion to the use served shall be set forth in this sec-
tion. All distances set forth in this section shall be
the walking distance between such parking spaces
and a main entrance to the use served.

1. Residential Districts. Parking and garage
spaces accessory to dwellings shall be located on
the same zoning lot/parcel as the use served.
Spaces accessory to uses other than dwellings
(such as churches) may be located on a lot/parcel
adjacent to, or directly across the street or alley
from the lot/parcel occupied by the use served, but
in no event at a distance in excess of one hundred
feet from such use.

2. Commercial Districts. All required spaces
shall be located on the same zoning lot/parcel as
the use served in commercial districts. Upon secur-
ing a use permit, required parking spaces may be
provided up to four hundred feet from the use.
Parking spaces accessory to a commercial use may
be located in a residential district, subject to obtain-
ing a use permit therefor.

B. Size of Parking Spaces.
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1. Allrequired off-street parking spaces shall
be at least eight and one-half feet wide by eighteen
feet in length, exclusive of access drives or aisles,
except that parallel parking stalls shall be ten feet
by twenty feet. All required off-street parking
spaces shall be of usable shape, location and condi-
tion. The unobstructed vertical clearance shall be
not less than seven feet over the entire area.

2. Each residential off-street parking space,
whether within a garage or within a carport, shall
be at least ten feet wide by twenty feet in length for
each such parking space.

3. An illustrative Parking Dimension Table
is attached as Figure 1, although indicated dimen-
sions and angles may be modified upon approval
by the city engineer and the planning director.

4. The minimum dimensions of a parking
space for handicapped persons shall be as de-
scribed in the current version of Part 2, Title 24 of
the California Administrative Code.

5.  Development, change in use, intensifica-
tion of use or lapse in use such that in any such
event a discretionary permit is required from the
city of San Bruno, shall require that all off-street
parking spaces for that use shall meet these design
standards; however, the planning commission
and/or city council may modify or amend these
standards as a condition of the discretionary permit
for any reasonable purpose.

6. In those instances in which parking spaces
are provided in excess of the minimum number
required by this chapter, all such excess parking
spaces which are available for use by the public
shall be of a size and dimension in conformance
with this section.

C.  Access to Parking Facilities.

1. Each required off-street parking space or
garage space for residential uses shall open directly
upon an aisle or driveway of such width and design
as to provide safe and efficient means of vehicular
access to such parking space. All off-street parking
facilities shall be designed in a manner which will
least interfere with traffic movements.

2. In multiple family districts, street access
to all parking spaces shall be limited to fifty per-
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cent of the total lot frontage, but in no event shall
such access be greater than fifty feet. No off-street
parking spaces shall be permitted with access di-
rectly from a public street.

3. With agreement of participating owners, a
common driveway may be utilized to provide ac-
cess to parking facilities on adjacent properties.
Such common driveways shall be a minimum
width of twenty-four feet, with at least a ten-foot
easement on each parcel. Easements for the com-
mon use of the driveway shall be recorded in the
office of the county recorder.

4. The minimum width for single-family and
multiple family residential driveways shall be
twelve feet for single driveways and twenty-four
feet for double driveways, measured at the face of
the curb.

5. No residential driveway shall be located
closer than ten feet from the curb return on corner
lots.

6. Residential driveways shall be designed to
provide at least one on-street parking space for
each lot. Off-street parking in the form of parking
bays may be substituted in lieu of such on-street
requirement.

7.  Single-family residential driveways on
lots with more than fifty-foot frontages may exceed
the requirement of a single driveway entrance if the
purpose of the driveway is to create more off-street
parking. In no event shall the driveway access ex-
ceed more than fifty percent of the total lot front-
age or forty feet. Driveways shall be designed to
provide at least one on-street parking space for
each lot.

8.  The minimum width for any commercial
driveway shall be thirty-two feet at the face of the
curb. Where more than one driveway is to serve a
given property frontage, the total width of all
driveways shall not exceed seventy percent of the
frontage where such frontage is one hundred feet or
less. Where the frontage is more than one hundred
feet, the total driveway width shall not exceed sixty
percent of the frontage width. No commercial
driveway shall be located closer than ten feet from
the curb return on corner lots.



D. Surfacing of Parking Areas. All open off-
street parking areas shall be surfaced with plant
mix asphalt, concrete or other surfacing in confor-
mance with current city standards. Said material
shall be placed on a five-inch compacted sub-base.
All residential driveways inside of property lines
shall be paved full width with concrete a minimum
of three and one-half inches in thickness placed on
properly compacted soil, or, if paved with asphaltic
surfacing, such surfacing shall be a minimum of
four inches of thickness.

E. Border—Barricades, Screening and Land-
scaping. Every parking lot, either public or private,
having a capacity of five or more vehicles shall be
developed and maintained as follows:

1. Every parking area that is not separated by
a fence from any street or alley property line upon
which it abuts, in areas where vehicle conflict is
occasioned, or where vehicles are compelled or
encouraged to extend over pedestrian aisles or
walkways, shall be provided with a concrete curb,
timber barrier or other suitable device not less than
two feet from such street, alley or front of parking
space or walkway. Such curb or barrier shall be
securely installed and maintained.

2. Subject to approval of the planning direc-
tor, every parking area abutting residentially zoned
property, regardless of street or alleys, shall be
separated from such property by a solid wall, view-
obscuring fence, or compact evergreen hedge six
feet in height measured from the finished surface of
such parking lot, provided that along the street side
or along alleys used for access to such parking ar-
eas, said wall, fence, or hedge shall not exceed
thirty-six inches in height. No such wall, fence or
hedge need be provided where the elevation of that
portion of the parking area immediately adjacent to
an R zone is six feet or more below the elevation of
such R zone property along the common property
line.

3.  All required parking lots shall have at
least five percent of the gross area in landscaping.
The specie of plants and their location shall be
shown on the required parking lot plan. Their ar-
rangement shall not cause visual obstruction to
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traffic safety. Efforts should be made to landscape
all land not needed for aisles, walks, turning areas,
entrances and exits.

F. Lighting of Parking Areas. Any lighting
used to illuminate off-street parking spaces shall be
directed away from residential properties in such a
way as not to create a nuisance. (Ord. 1494 § 2,
1988; Ord. 1410 § 1 (part), 1982: prior code § 27-
8.8)

12.100.083 Designated parking spaces.

For all commercial, office or industrial uses,
unless otherwise modified by zoning standards,
variance, conditional use permit or exception, no
more than ten percent of the required off-street
parking spaces shall be assigned or designated for
the limited or exclusive use by specific individuals
or employees, or for the exclusive use of a specific
business.

A. Required handicapped parking spaces are
excluded from the calculation of the total number
of designated parking spaces permitted by this sec-
tion. (Ord. 1494 § 3, 1988)

12.100.086  Vehicle service stalls.

Vehicle service stalls, vehicle service bays, in-
stallation stalls, vehicle hoists, vehicle racks, vehi-
cle test areas, fuel pumping areas or any such area
designed for the servicing, repair, testing or equip-
ment installation to or upon a vehicle shall be sepa-
rate and distinct from parking spaces, and shall be
excluded from the calculation of the total number
of parking spaces required by this chapter. (Ord.
1494 § 4, 1988)
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FIGURE 1
PARKING DIMENSION TABLE
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FIGURE 1
PARKING DIMENSION TABLE

DIMENSION DIAGRAM 45° 60° 75° 90°
Stall Width, Parallel to Aisle A 12.00 9.80 8.80 8.50
Stall Length B 26.50 22.90 20.20 18.00
Stall Depth (to wall) C 18.70 19.80 19.60 18.00
Aisle Width Between Stall Lines D 12.00 16.00 20.00 24.00
Stall Depth to Interlock E 15.70 17.70 18.50 18.00
Module F, Wall to Interlock F 46.40 53.50 58.10 60.00
Module G, Interlocking G 43.40 51.50 57.00 60.00
Module H, Interlock to Curb Face H 44,90 51.80 56.20 60.00
Bumper Overhang 1 1.50 1.70 1.90 2.00
Offset 1 6.00 2.50 0.60 0.00
Setback K 12.70 9.00 4.70 0.00
Cross-Aisle One-Way L 14.00 14.00 14.00 14.00
Cross-Aisle Two-Way L 24.00 24.00 24.00 24.00

Parallel parking stalls shall be 20’ x 10'. For on-street parking, use the above dimensions, adding 16 feet to
dimension “D” for 45° parking, 12 feet for 60° parking, 5 feet for 75° parking and 2 feet for 90° parking. Di-
mension “D” for parallel parking shall be 28 feet.

(Ord. 1494 § 8, 1988)
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12.100.090 Number of parking spaces

12.100.090

below. When an addition is made to an existing

required. building, only the square footage in such addition
Except as specifically required in applicable -  need be used in computing the required off-street
zoning regulations, the number of off-street park- parking.

ing spaces shall not be less than that specified

Uses

RESIDENTIAL:
Single-family, two-~family and
condominium dwelling units
Multiple dwellings

Studio

One or more bedrooms

Mobile home parks

Roominghouses, lodging houses,
clubs and fraternities having sleeping
rooms

Sanitariums, children’s homes, homes
for the aged, asylums, and nursing
homes

RETAIL/COMMERCIAL.:

Adult bookstore

Adult entertainment facility and adult
motion picture

Parking Spaces Required

Two-car garage or carport for each unit, except homes
with more than 2,800 square feet of living area shall
provide a three-car garage or carport for each unit.

1.5 parking spaces per unit. One (1) covered parking space
shall be provided for each studio unit.

Two (2) covered parking spaces per unit

In all instances, guest parking shall consist of 0.1 spaces
per unit.

Two (2) parking spaces for each site. Parking may be in
tandem. In addition, one (1) space for each ten (10) sites

for the laundry and recreational facilities

One (1) parking space for each two (2) sleeping rooms

One (1) parking space for each three (3) beds

One (1) space for each two hundred fifty (250) square feet
of gross floor area

One (1) off-street parking space for each ten (10) seats or
equivalent theater
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Uses

Automobile accessory shops

Automobile service stations

Banks and savings and loans

Barber shops and beauty salons

Boat/trailer sales

Furniture and large appliance stores
(including but notlimited to selling of
TV’s, refrigerators, stoves,
stereophonic consoles, washing
machines, clothes dryers)

Hotel and motel

Massage establishments

Medical, dental and clinics

Motor vehicle, machinery sale, and
repair garage (excluding motorcycles)

Motorcycle sales and repair

Parking Spaces Required

One (1) parking space for each six hundred (600) square
feet of gross floor area

Three (3) parking spaces, plus one (1) parking space for
each stall

One (1) parking space for each two hundred (200) square
feet of gross floor area

Two (2) parking spaces for each chair or for each six
hundred (600) square feet of gross floor area, whichever is
greater

One (1) space per five thousand (5000) square feet of lot
area

One (1) parking space for each eight hundred (800) square
feet of gross floor area

One (1) parking space for each sleeping unit, plus one (1)
additional space for the resident manager

One (1) off-street parking space for each four hundred
(400) square feet of gross floor area

One (1) parking space for each two hundred (200) square
feet of gross floor area

One (1) parking space for each one thousand (1000) square
feet of display floor area; one (1) space for each eight
hundred (800) square feet of storage area; one (1) space for
each two hundred fifty (250) square feet of office floor
area; and one (1) space for each two hundred fifty (250)
square feet of garage floor area

One (1) parking space for each two hundred fifty (250)
square feet of gross floor area
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Uses

Nurseries, open retail, and vehicle
sales lots not of lot arca otherwise
specified

Offices—general, business and
professional
Restaurants, bars, nightclubs and

others:

Having less than four thousand
(4000) square feet of floor area

Having four thousand (4000) square

feet or more

Drive-in, drive-ups, and drive-
throughs

Specialty restaurants

12.100.090

Parking Spaces Required
One (1) parking space for each one thousand (1000) square
feet

Four (4) parking spaces, or one (1) parking space for each
three hundred (300) square feet of gross floor area,
whichever is greater

One (1) parking space for each one hundred (100) square
feet of gross floor area

Forty (40) parking spaces, plus one (1) for each fifty (50)
square feet of gross floor area over four thousand (4000)
square feet

Twenty (20) parking spaces, plus one (1) for each one
hundred (100) square feet of gross floor area

One (1) space for each one hundred fifty (150) square feet
of gross floor area

Retail—general—except as otherwise
specified herein

One (1) parking space for each two hundred fifty (250)
square feet of gross floor area

One (1) parking space for each two hundred (200) square
feet of gross floor area

Shopping center (for the purpose of
this chapter, a shopping center shall
have a minimum lot area of three (3)
acres and have multiple uses)

Three (3) parking spaces, or one (1) parking space for each
six hundred (600) feet of gross floor area, whichever is
greater

Tailor shops, shoe repair

Theaters One (1) parking space for each five (5) seats, or one (1)
parking space for each thirty-five (35) square feet of
assembly area

One (1) parking space for each two hundred (200) square
feet of examining and operating areas, plus one (1) parking
space for each four hundred (400) square feet of additional
floor area

Veterinary hospitals, veterinary
offices, and kennels
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Uses
INDUSTRIAL:
Manufacturing uses, research and

testing laboratories, food processing,
printing and engraving shops

Personal storage building

Salvage yards, junkyards, auto
wrecking yards, storage yards,
lumberyards and similar uses
Transportation terminals and study
has been performed facilities, and

public utilities uses

Truck terminals

RECREATIONAL:
Amusement game centers:

Having less than four thousand
(4000) square feetof floor area

Having four thousand (4000) or
more square feet of floor area

Auditoriums, and other places of
public assembly

Bowling alleys

Parking Spaces Required

One (1) parking space for each five hundred (500) square
feet of open or enclosed area devoted to the primary use,
plus one (1) space for each vehicle used in conjunction
with the business

One (1) space for each five thousand (5000) square feet of
gross floor area

One (1) parking space per employee on the largest shift, or
one (1) space per five thousand (5000) square feet of lot
area, whichever is greater

Adequate number as determined by the planning

commission after special

One (1) parking space for each three thousand (3000)
square feet of lot area '

One (1) parking space for each one hundred (100) square
feet of gross floor area

Forty (40) spaces, plus one (1) space for each fifty (50)
square feet in excess of four thousand (4000) square feet of
gross floor area ‘

One (1) parking space for each five (5) seats and one (1)
space for each one hundred (100) square feet of assembly

area not having fixed seats

Four (4) parking spaces for each bowling alley
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Uses

Gaming clubs:
Having less than four thousand
(4000) square feet of gross floor

arca

Having four thousand (4000) or
more square feet of floor area

Games and athletic courts

Golf driving ranges

Miniature or pitch and putt golf
courses

Stadiums, sports arenas and golf
courses

Swimming pools

MISCELLANEOUS:

Churches, chapels, religious meeting
halls, and accessory uses

Clubs and lodges

Hospitals

12.100.090

Parking Spaces Required

One (1) parking space for each one hundred (100) square
feet of gross floor area

Forty (40) spaces, plus one (1) space for each fifty (50)
square feet in excess of four thousand (4000) square feet of
gross floor area

The above requirements are in addition to any parking
facilities provided by assessment district.

Two (2) parking spaces for each five (5) seats, plus one (1)
for each two hundred (200) square feet of recreational
floor area

One (1) parking space for each driving tee

Three (3) parking spaces for each hole, or two (2) for each
hole plus the requirement for the accessory uses,
whichever is greater

Adequate number as determined by the planning
commission after special study has been performed

One (1) parking space for each one hundred fifty (150)
square feet of gross water surface area

One (1) parking space for each five (5) seats, or one (1)
parking space for every one hundred (100) square feet of
gross floor area for assembly areas without fixed seating;
twenty-two (22) inches of linear bench constitutes one (1)
seat

One (1) parking space for each five (5) seats and one (1)
space for each one hundred (100) square feet of assembly

area not having fixed seats

One and one-quarter (1.25) parking spaces for each bed
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Uses

Libraries and museums

Parking Spaces Required

One (1) parking space for each two hundred fifty (250)

square feet of gross floor area

Mortuaries

One (1) parking space for each fifty (50) square feet of

gross assembly floor area

Schools—private and public:

Day care facilities

employee

Colleges

Three (3) parking spaces, plus one (1) space for each

Adequate number as determined by the planning

commission after special study has been performed

Grade schools, elementary and
junior high schools

Senior high schools

One (1) parking space for each employee and faculty
member

One (1) parking space for each employee, plus one (1)

space for each three (3) students for which the facility is
designed

Trade schools, business colleges,
and commercial schools

One (1) parking space for each one and one-half (1.5)
students of the maximum capacity for the classroom, plus

one (1) space for each faculty member

(Ord. 1476 § 9, 1987; Ord. 1410 § 1 (part), 1982: prior code § 27-8.9)

12.100.100 Required loading spaces.

A. Non-mall-type Loading Spaces. There
shall be provided and maintained in all districts
on the same zoning lot or parcel with every build-
ing, or portion thereof, having a gross floor area
of five thousand square feet or more, which build-
ing is to be occupied for the manufacturing, dis-
play, storage, or warehousing of goods, for retail
sales or as a hotel, hospital, mortuary, laundry,
dry-cleaning establishment or for other uses simi-
larly requiring the receipt or distribution by vehi-
cles of materials or merchandise, at least one off-
street loading space; plus one additional off-street
space, for each twenty thousand square feet of
gross floor area in the building may be required.
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B. Mall-type Loading Spaces. Off-street
loading spaces for mall-type commercial or indus-
trial developments shall be provided as required
by the commission; provided, however, in no
event shall the requirement be less than one load-
ing space for every building having a gross floor
area of five thousand square feet or more. One
additional off-street loading space for each twenty
thousand square feet of gross floor area in the
building may be required.

C. Unspecified Loading Spaces. Loading
spaces adequate in number and size shall be pro-
vided as required by the commission for uses not
otherwise provided for in this chapter.

D. Location of Loading Facilities: Screen-
ing. All loading spaces shall be provided on the



same zoning lot or parcel as the use served.
Wherever possible, loading shall take place on the
side or in the rear of the building. In districts
abutting a residential district, all loading and
unloading facilities shall be screened by a six-foot
high, sight-obscuring fence or hedge.

E. Size of Loading Spaces. Unless other-
wise specified, loading spaces shall measure ten
feet in width and twenty-five feet in length, ex-
clusive of aisles and maneuvering space, and shall
have a vertical clearance of fourteen feet.

F. Surfacing of Loading Spaces. All open
off-street loading spaces shall be surfaced with
plant mix asphalt, concrete or other surfacing so
as to provide a durable, dust-free, all weather sur-
facing which shall meet the requirements of all
applicable laws, and the approval of the building
inspector.

G. Use of Loading Spaces for Parking.
Spaces allocated to any off-street loading and
unloading space shall not, while so allocated, be
used to satisfy the space requirements for any off-
street parking facilities, or portion thereof. (Ord.
1410 § 1 (part), 1982: prior code § 27-8.10)

12.100.110 Parking for handicapped
persons.

Parking spaces specifically designed, located
and reserved for vehicles licensed by the state for
use by handicapped persons shall be provided
according to the following schedule:

Required Minimum

Total Spaces Handicapped Spaces

1to 25 1

26 to 50 2

51to0 75 3

76 to 100 4

101 to 150 5

151 to 200 6

201 to 300 7

301 to 400 8

401 to 500 9
501 to 1000 2% of total
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over 1000 20 plus one (1) for
each 100, or fraction
thereof over 1001.

(Ord. 1410 § 1 (part), 1982: prior code § 27-8.11)

12.100.120 Exceptions.

A. Applications—Issuance. In the event of
particular difficuities or undue hardship, the
commission may, after a proper hearing, grant
exceptions to the provisions of this chapter. Ap-
plications for exceptions shall be made and ex-
ceptions may be granted pursuant to the proce-
dures set forth in Chapter 12.124 for the granting
of variances; provided that in approving the ex-
ception(s), the commission need adopt only the
following findings:

1. The strict application of the provisions
of this chapter would cause particular difficulty or
undue hardship in connection with the use and
enjoyment of said property;

2. That the establishment, maintenance
and/or conducting of the off-street parking facili-
ties as proposed are as nearly in compliance with
the requirements set forth in this chapter as are
reasonably possible.

B. Parking Assessment District. The off-
street parking requirements set forth in this chap-
ter may be reduced or eliminated by commission
resolution for any building or use located in a
parking district established by the city council in
connection with land which has been acquired for
public parking purposes if the commission finds
that the parking needs for the particular structure
or use are substantially met by the parking spaces
provided in the district. The commission shall not
reduce or eliminate such requirements of special
off-street parking requirements as provided for
that use pursuant to Chapter 12.84. (Ord. 1494 §
6, 1988; Ord. 1410 § 1 (part), 1982: prior code §
27-8.12)

12.100.130  Off-street loading spaces.

The off-street loading spaces required by the
provisions of this chapter shall only be required
where there is a public alley or driveway ease-



12.100.140

ment or where access can be provided from an
adjacent off-street parking area. Where only street
access is available, loading spaces ::all not be
required. (Ord. 1410 § 1 (part), 1982: p+ior code §
27-8.13)

12.100.140  Valet parking.

1. The use of valet parking shall not reduce
the number of parking spaces required by this
chapter.

2. The use of valet parking in which vehi-
cles, or any of them, are parked off the property
site, requires a conditional use permit.

3. The use of valet parking in which the
employee or other individual parking cars, parks
such vehicles, or any of them, upon any public
street, highway or alleyway, is prohibited. (Ord.
1494 § 7, 1988)

628



Chapter 12.104
SIGNS
Sections:
12,104.010 Purpose.
12.104.020 Sign permits required—Fees
and prerequisites.
12.104.030 General réstriction.
12.104.040 Signs on nonresidential lots.
12.104.050 Aggregate sign area.
12.104.060 Freestanding signs.
12.104.070 Wall signs. .
12.104.080 Projecting signs.
12.104.090 Roof signs.
12.104.100 1Individual letter signs.
12.104.110 Marquees and awnings.
12.104.120 Window signs.
12.104.130  Sign illumination.
12.104.140 Multiple business signs on one
lot.
12.104.170  Subdivision signs—Directional
and advertising.
12.104.180 Real estate sales or leasing
signs.
12.104.190 Temporary business signs.
12.104.200 Temporary signs—Civic
events, etc.
12.104.210 Election signs.
12.104.220  Architectural review of signs.
12.104.230 Nonconforming signs.
12.104.240 Enforcement.
12.104.250 Appeals.
12.104.260 Abandoned and illegal signs.

12.104.010  Purpose.

It is the purpose of this chapter to establish
sign regulations:

A. Which create an environment free of
visual and economic blight and hazards to public
safety caused by signs excessive in number, sign
area, and height; signs poorly designed and sited;
and signs which are structurally unsafe; and

B. Which provide a reasonable opportunity
for individuals and business to identify them-
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selves, the products produced or sold, and the ser-
vices rendered and the premises they occupy.
(Ord. 1410 § 1 (part), 1982: prior code § 27-9.1)

12.104.020  Sign permits required—Fees and
prerequisites.

A. Except as otherwise provided in this
chapter, no person shall place any sign upon real
property unless he or she first shall have applied
for and received a sign permit from the building
inspector, shall have complied with all applicable
provisions of this chapter, and shall have received
the approval of the architectural review commit-
tee or the planning director, where required.

B. The planning director shall review all
applications for business licenses pursuant to this
code to determine if the existing or proposed
signs to be used on the lot on which the business
is to be conducted complies with or will comply
with this chapter. He or she shall also review all
applications for sign permits to determine whether
the sign or proposed sign will comply with the
requirements of this chapter.

C. The building inspector shall not issue a
permit unless:

1. The planning director has certified that
the sign meets the requirements of this-chapter
and has been reviewed by the architectural review
committee, where necessary;

2. The permit fee as established by resolu-
tion of the city council shall have been paid; and

3.  The express permission of the occupant,
owner, lessee, or person having possession of the
real property upon which the sign is proposed to
be placed shall have been obtained by writing.
section shall not prohibit the
placement of any notice or legal advertisement by
any public officer as prescribed or required by
law. (Ord. 1410 § 1 (part), 1982: prior code § 27-
9.2)

D. This

12.104.030 General restriction.

A. No off-site advertising display, advertis-
ing structure, or sign shall be placed on any lot or
landscaped freeway, except:
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1. A sign advertising the sale of a subdivi-
sion pursuant to Section 12.104.170;

2. A sign advertising the sale or leasing of
real property pursuant to Section 12.104.180;

3. A temporary sign placed pursuant to
Section 12.104.190 or 12.104.200;

4. An election sign placed pursuant to Sec-
tion 12.104.210.

B. No sign shall be placed or maintained:

1. Within the following portions of a public
street right-of-way: public streets, sidewalks, pub-
lic benches therein, median divider strips, and
traffic islands, except for:

a.  Directional signs placed or maintained
by or under the authority of the public agency
having jurisdiction or control over such right-of-
way, and

b.  Real estate directional signs pursuant to
Section 12.104.180 B, or garage sale signs; pro-
vided that no such signs shall be placed in a man-
ner as to unreasonably obstruct or interfere with
the free passage or view of the traffic by motor-
ists, pedestrians or other persons using such right-
of-way;

2. On any public utility pole, or any fixture
or wire attached thereto, except for legal notices
or advertisements prescribed or required by law;

3. Without sufficient clearance from ener-
gized electrical power lines as prescribed by Sec-
tion 385 of the Penal Code, and by regulations of
the Public Utilities Commission of the state, and
by the orders of the State Division of Industrial
Safety;

4. So as to prevent free ingress to or egress
from any door or window required by this code,
or any fire escape;

5. On any light standard, traffic signal, or
control mechanism, fire standard or hydrant, or
emergency exit;

6. So as to be attached to any standpipe,
gutter, drain, or fire escape;

7. So as to obstruct the view of any author-
ized traffic sign, sign, or device;

8.  On any tree.
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C. No flashing, running, revolving, scintil-
lating, or similar lights or lighting is permitted.

D. Except for barber poles, no revolving
signs shall be permitted. (Ord. 1410 § 1 (part),
1982: prior code § 27-9.3)

12.104.040  Signs on nonresidential lots.

Signs on lots in nonresidential zoning districts
and on lots in residential zoning districts princi-
pally used for nonresidential purposes shall be
governed by the provisions of Sections
12.104.050 through 12.104.140, inclusive. (Ord.
1410 § 1 (part), 1982: prior code § 27-9.4)

12.104.050 Aggregate sign area.

A. General Rule. The aggregate sign area
permitted for all freestanding signs, wall signs,
projecting signs, roof signs, window signs, and
individual letter signs for each lot shall be sev-
enty-five square feet for lots with a street frontage
of twenty-five feet or less, plus an additional three
square feet for each additional foot of street front-
age beyond twenty-five feet, up to a maximum of
two hundred twenty-five square feet. The limita-
tion is depicted by the following graph.
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B. Doubled-faced Signs. For purposes of
calculating the aggregate sign area permitted pur-
suant to subsection A of this section, the sign area
of a double-faced sign shall be deemed to be one-
half of the total sign area of both faces.

C. Corner Lots; Lots with Multiple Front-
age. On a corner lot, or a lot having more than
one street frontage, the planning director shall
determine the maximum sign area permissible by
referring to the street upon which the lot princi-
pally fronts.

D. Signs on Rear of Buildings. Additional
sign area shall be allowed on the rear of buildings
contiguous to public or private parking areas.
Such area shall not exceed one-half square foot
for each lineal foot of store width, or twenty-five
square feet, whichever is smaller.

E. Deviations. Deviations from the aggre-
gate sign area maximum may be approved by the
architectural review committee pursuant to Sec-
tion 12.104.220. (Ord. 1410 § 1 (part), 1982: prior
code § 27-9.5)

12.104.060 Freestanding signs.

A. Maximum Height. In the central busi-
ness district (C-B-D), twenty-five feet from
ground level. In other districts, thirty-five feet
from ground level.

B. Location. Entirely within lot lines, ex-
cept as provided in subsection C of this section.

C. Projection from Property Line Over
Sidewalk. Maximum, one foot.

D. Minimum Vertical Clearance. Ten feet
above sidewalk or adjacent ground.

631

E. Construction. All freestanding signs
shall be constructed entirely of metal or of fire-
retardant wood as approved by the fire marshal.
They shall be securely attached to posts or sup-
porting structures. Supports shall be set in con-
crete and the entire sign designed to resist twenty
pounds per square foot wind pressure. They shall
be constructed to support deadloads otherwise
required by this code. (Ord. 1410 § 1 (part), 1982:
prior code § 27-9.6)

12.104.070 Wall signs.

A. Location. Flat against the wall of a
building or in the front of the cornice over a first-
story show window.

B. Projectibn from Property Line Over
Sidewalk. Maximum, one foot.

C. Minimum Vertical Clearance. Seven feet
above sidewalk or surrounding ground. The archi-
tectural review committee shall have the power to
grant deviations from this requirement.

D. Other Regulations.

1. Wood Signs. Wood signs anchored flat-
wise against a building shall be fastened directly
to the wall by wall-secured metal anchors. Such
signs shall not have electric lights, tubes, or fix-
tures attached. Wooden supports or braces shall
not be permitted. Such signs shall be constructed
entirely of fire-retardant wood as approved by the
fire marshal. '

2.  Metal or Plastic Signs. Any such sign
which is parallel to the face of a building shall be
deemed to be a projecting sign, and if the projec-
tion is over six inches, such sign shall be gov-




12.104.080

erned by Section 12.104.080. (Ord. 1410 § 1
(part), 1982: prior code § 27-9.7)

12.104.080 Projecting signs.

A.  Projecting from Property Line Over Pub-
lic Right-of-way. Maximum, one foot. Barber
poles shall not project more than one foot from
the face of the building.

B. Minimum Vertical Clearance.

1. Barber poles: Seven feet above sidewalk
or surrounding ground.

2. Other signs: Ten feet above sidewalk or
surrounding ground.

C. Limit in Number. One projecting sign
for any business establishment, facility, or enter-
prise, except that if the business establishment,
facility, or enterprise has frontage on more than
one street, there may be one projecting sign for
each such frontage.

D. Construction. Projecting signs shall be
constructed wholly of metal or plastic conforming
to the requirements of the building and electrical
codes, or of metal or approved type plastic and
glass, or of fire-retardant wood as approved by
the fire marshal. They shall be firmly anchored
with metal brackets and guys. (Ord. 1410 § 1
(part), 1982: prior code § 27-9.8)

12.104.090 Roof signs.

A.  Maximum Height. The height limit of
roof signs shall be the height limit for structures
in the zoning district in which they are situated.

B. Setback. At least eight feet from the cor-
nice or street front, and four feet from any other
wall or cornice of the building.

C. Projections. Maximum above roof of
building, twenty-five feet, except as provided in
subsection A of this section. Projection over the
street right-of-way is not permitted.

D. Space Between Bottom of Sign and
Roof. Minimum of six feet.

E. Construction. Roof signs shall be con-
structed entirely of metal, approved type plastic,
or fire-retardant wood approved by the fire mar-
shal, including the support and braces. Roof signs
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shall be designed to withstand a wind pressure of
twenty pounds per square foot of surface. Calcu-
lations of design shall be submitted when required
by the building inspector. (Ord. 1410 § 1 (part),
1982: prior code § 27-9.9)

12.104.100  Individual letter signs.

A. Maximum Projection. Six inches from
the wall of the building.

B. Maximum Vertical Clearance. Seven
feet from the sidewalk or surrounding ground.
The architectural review committee shall have the
power to grant deviations from this requirement.

C. Limit in Number. One such sign per
place of business or street exposure.

D. Lighting. Must be behind individual let-
ters.

E.  Construction. Sign must be fastened by
metal brackets. (Ord. 1410 § 1 (part), 1982: prior
code § 27-9.10)

12.104.110 Marquees and awnings.
A. Marquees and awnings may project over
a sidewalk in accordance with the building code.
B.  The sign copy within a marquee or awn-
ing shall be included within the aggregate sign
area permitted pursuant to Section 12.104.050.
(Ord. 1410 § 1 (part), 1982: prior code § 27-9.11)

12.104.120 Window signs.

A. The aggregate sign area of signs placed
in or on a window shall not exceed twenty-five
percent of the area of such window.

B.  Window signs shall announce, direct
attention to, or advertise only:

1. The name or nature of a business on the
premises;

2. An occupation of the premises; or

3. The nature or type of goods, service or
products produced, sold, stored, or furnished on
the premises, including the price thereof. (Ord.
1410 § 1 (part), 1982: prior code § 27-9.12)



12.104.130  Sign illumination.

A. If sign copy is oriented toward a lot used
for residential purposes located within fifty feet of
the sign, any illumination of such sign shall be
extinguished not later then ten p.m., unless a de-
viation is granted pursuant to subsection B of this
section.

B. The planning commission may grant
deviations from the requirements of subsection A
of this section if it finds that additional hours of
illumination are necessary to advertise or identify
a business during hours of operation and that such
additional period of illumination would not ad-
versely affect the health, safety or welfare of per-
sons residing in the vicinity adjacent to the sign.

C. Deviations pursuant to subsection B of
this section may only be granted after public hear-
ings, with notice to owners of real property within
one hundred feet of the sign. The procedure for
variances shall otherwise be applicable to the
granting of such deviations. (Ord. 1410 § 1 (part),
1982: prior code § 27-9.13)

12.104.140 Multiple business signs on one
lot.

A. When there is more than one business,
establishment, facility, or enterprisc on a single
lot, no additional sign shall be placed thereon, nor
shall any existing sign be replaced unless the
planning director shall have reviewed the pro-
posed sign in accordance with this section.

B. The applicant shall submit drawings and
sketches showing the proposed type, location,
height, color scheme, type of illumination, con-
struction materials, setbacks, sign area, and sign
copy for any proposed sign, and similar informa-
tion as to other signs on the lot. The planning di-
rector shall approve the proposed sign only if he
or she finds that the proposed sign will be com-
patible and harmonious with its own elements,
existing signs on the lot, and the surrounding vi-
cinity.

C. The planning director shall review the
proposed sign area of the sign and may impose a
limit on the aggregate sign area thereof to assure
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that such aggregate sign is not disproportionate to
the aggregate sign area allowed for all signs on
the lot pursuant to Section 12.104.050.

D. Where there is an application to develop
more than one business establishment, facility or
enterprise on a single lot, no sign shall be placed
thereon unless and until a master signing program
shall have been submitted to the architectural re-
view committee and approved thereby.

E. Applications for master signing pro-
grams may be filed with the planning director
upon the payment of a fee as prescribed by reso-
lution of the city council. The applicant shall
submit drawings or sketches showing the pro-
posed types, locations, heights, color schemes,
types of illumination, construction materials, set-
backs, sign areas, and sign copy for all proposed
signs. The architectural review committee shall
approve a master signing program only if it finds
that such program conforms to all requirements of
this chapter, except as to which deviations are
granted, and that the proposed planned signing
program will be compatible and harmonious with
its own elements and the surrounding vicinity.

F. In connection with the approval of a
master signing program, the architectural review
committee may approve deviations from the re-
quirements of this chapter pursuant to Section
12.104.220.

G. The maximum height of freestanding
signs shall be four feet.

H. No signs shall be permitted on the roof
or roof eave of buildings. (Ord. 1410 § 1 (part),
1982: prior code § 27-9.14)

12.104.170  Subdivision signs—Directional
and advertising.

A. Directional Signs. Directional signs car-
rying only the name of a single-family lot, con-
dominium, community apartment, or stock coop-
erative subdivision or project, and directions
thereto, for directional purposes only, may be al-
lowed in commercial districts for periods not to
exceed one year, upon approval of the planning
director.
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B. Advertising Signs. Signs advertising the
sale of a single-family lot, condominium commu-
nity apartment, or stock cooperative subdivision
or project may be displayed on the site of the sub-
division or project for a period not exceeding one
year, upon the approval of the planning director.

C. Maximum Sign Area. If the lot on which
the sign is to be placed is less than one hundred
feet in width, the maximum sign area permitted
under this section shall be twenty square feet. If
the lot is one hundred feet or greater in width, the
maximum sign area shall be forty square feet.

D. Maximum Number of Signs. Not more
than one sign shall be permitted on a lot; pro-
vided, that if the lot has more than one street
frontage, an additional sign is permitted not to
exceed eight square feet in area on each additional
frontage.

E. Maximum Height. The maximum height
of freestanding signs shall be four feet. (Ord.
1410 § 1 (part), 1982: prior code § 27-9.17)

12.104.180  Real estate sales or leasing signs.

A. Signs advertising the sale or lease of real
property may be allowed in all zoning districts,
subject to the limitations of this section. No per-
mit shall be required therefor.

B.  Such signs shall only advertise the sale
or lease of premises on which they are placed, or
provide directions to premises which are for sale
or lease.

C. Such signs shall have a maximum sign
area of four square feet.

D. Any signs placed in violation of this sec-
tion may be summarily removed by the chief of
police. Upon such removal, the chief of police
shall promptly notify the owner of the sign of
such removal and the place where such person
may obtain his or her sign, if the identity or phone
number of such person is indicated upon the sign.
(Ord. 1410 § 1 (part), 1982: prior code § 27-9.18)

12.104.190 Temporary business signs.
A temporary sign may be placed without a
permit on a lot on which a business which such
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sign advertises is to be located, under either of the
following conditions:

A. The sign is to serve as temporary identi-
fication of a business prior to the placement of a
permanent sign on the premises; or

B. The sign is to identify a business which
itself is temporary in nature.

C. The sign shall be removed when, in the
case of a permanent business, the permanent sign
shall have been placed, or within ninety days of
its placement, whichever first occurs. The archi-
tectural review committee may grant extensions
to the foregoing time limit for good cause. (Ord.
1410 § 1 (part), 1982: prior code § 27-9.19)

12.104.200 Temporary signs—Civic events,
etc.

A. Temporary signs announcing or advertis-
ing bona fide charitable, religious, educational or
civic events may be placed upon lots in all zoning
districts, subject to the limitations of this section.

B. The size, materials, and location of each
such sign shall be approved by the planning direc-
tor. No sign shall be placed for a period longer
than thirty days.

C. No fee shall be charged for review by
the director.

D. The architectural review committee may
grant extensions to the foregoing time limit for
good cause. (Ord. 1410 § 1 (part), 1982: prior
code § 27-9.20)

12.104.210 Election signs.

A. Location.

1. In any zoning district.

2. May not be placed or maintained con-
trary to the provisions of Section 12.104.030 or
upon any buildings or in any parks or landscaped
areas owned, occupied, or maintained by the city.

B. Time Period of Placement. No election
sign pertaining to a candidate or measure shall be
placed or maintained more than ninety days be-
fore the election to which it pertains. No election
sign pertaining to a candidate or measure in a
general municipal election or San Bruno Park



School District election shall be placed or main-
tained more than fourteen days after such elec-
tion, and no election sign pertaining to any other
election shall be placed or maintained more than
thirty days after the election to which it pertains,
except that an election sign need not be removed
between the primary and general election, but
shall be removed not later than thirty days after
the general election.

C. Registration of Persons Responsible for
Sign Posting. Prior to the posting of election signs
relating to a candidate or measure, the person re-
sponsible for the posting of such signs on behalf
of a candidate, proponent or opponent of a meas-
ure, or campaign committee, shall file a registra-
tion statement with the city clerk. If the signs are
to be posted on behalf of a candidate for elected
office of the city of San Bruno or San Bruno Park
School District, the candidate shall personally file
such statement. Such statement shall identify the
candidate or measure and the name, address, and
telephone number of the filer. Upon filing of the
registration, the filer shall execute a written
agreement that he or she shall be responsible for
removal of all election signs posted by him or her
or under his or her authorization or supervision
within the period required by this section, and that
he or she understands that if he or she fails to do
so he or she may be liable to the city for the costs
of removal of such signs.

D. Abatement by Building Inspector. If any
election sign is not removed within the time pe-
riod after the election required under subsection B
of this section, the building inspector may enter
the exterior of the premises upon which the sign
is posted and remove the sign. The filer of the
registration statement, including any candidate
who is responsible for the filing of such state-
ment, shall be liable to the city for the cost of re-
moval of the sign. (Ord. 1410 § 1 (part), 1982:
prior code § 27-9.21)

12.104.220  Architectural review of signs.
A. Except for such signs for which no per-
mits are required, and except for signs which re-
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quire the approval of the planning director, no
sign shall be placed without the approval of the
architectural review committee.

B. The planning director shall have primary
Jjurisdiction over individual signs. If he or she de-
termines that there is serious doubt that a pro-
posed individual sign meets the standards of ap-
proval set forth in this subsection, he or she shall
refer the matter to the architectural review com-
mittee for determination. The planning director
and the architectural review committee shall ap-
prove individual signs only upon a finding that
their size, shape, scale, type, location within the
lot, color scheme, and relation to other structure
on the lot are such as to be harmonious and com-
patible with the development of the lot on which
they are proposed to be located and with other
development in the immediate vicinity.

C. The architectural review committee shall
have jurisdiction over the following:

1. Individual signs upon referra! from the
planning director pursuant to subsection B of this
section;

2. The granting of deviations from aggre-
gate sign area requirements of this chapter, pursu-
ant to Section 12.104.050;

3. Master signing programs, pursuant to
Section 12.104.140, including granting of devia-
tions in connection therewith;

4.  The granting of deviations from vertical
clearance requirements for individual letter signs
and wall signs;

5.  The granting of deviations from the re-
quirements of this chapter, pursuant to subsection
E of this section.

D. The planning director shall make
monthly written reports to the architectural review
committee as to the location of individual signs as
to which he or she has rendered architectural ap-
proval.

E. The committee may approve deviations
from the provisions of this chapter regarding ag-
gregate sign area requirements, master signing
programs, and for individual signs.
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1. All Deviations. In each case in which a
deviation is granted, the committee must first
make a finding that any sign or combination of
signs permitted is harmonious and compatible
with the development of the lot on which it is
proposed to be located and with other develop-
ment in the immediate vicinity.

2. Aggregate Sign Area Deviations. In each
case in which the committee grants a deviation
from a limitation on aggregate sign area, it must
first make a finding that the lot on which the
placement of the sign is proposed has a street
frontage substantially greater than seventy-five
feet; and that the type of business, facility, or en-
terprise is such that the size of the sign or signs is
an important element in attracting business, trade,
or patronage from the public at large.

3. Master Signing Program Deviations. In
each case in which the committee grants a devia-
tion in connection with the approval of a master
signing program, it must first make a finding that,
given the number and type of business on the lot,
adherence to the strict requirements of this chap-
ter would unduly impede or interfere with the
ability of one or more businesses, facilities, or
enterprises to adequately identify itself to the pub-
lic, or a segment of the public likely to patronize
it.

4.  Other Deviations. In each case in which
the committee grants a deviation in connection
with requirements of this chapter which do not
apply to aggregate sign area, or relate to master
signing programs or to vertical clearance re-
quirements, the committee must first make the
finding that the strict application of this chapter
would result in practical difficulties or unneces-
sary hardship due to exceptional circumstances
related to:

a. The size, shape or topography of property
on which the sign is to be located, or the siting or
location of buildings and other structures thereon;
or

b. The relationship of said property to
buildings, structures, or the topography of adja-
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cent property. (Ord. 1410 § 1 (part), 1982: prior
code § 27-9.22)

12.104.230 Nonconforming signs.

A. Billboards; Advertising Structures and
Displays.

1. Advertising displays, advertising struc-
tures, and other signs, the placement of which is
prohibited pursuant to Section 12.104.030A, shall
be removed not later than May 12, 1984,

2. Nothing herein shall require the removal
of any advertising display, advertising structure,
or sign during such period of time as such re-
moval may be prohibited by statute, or where it is
provided by law that compensation must be paid
prior to removal,

B. Flashing Signs. All signs with lights or
lighting which is prohibited by Section
12.104.030C shall either be removed or modified
so that no flashing, running, revolving, scintillat-
ing, or similar lights or lighting is operative after
May 12, 1982.

C. Revolving Signs. All revolving signs
prohibited by Section 12.104.030C shall either be
removed or modified so that they cannot revolve
after May 12, 1982,

D. Projecting Signs.

1. Except as provided in subdivision 2 of
this subsection, projecting signs placed prior to
May 12, 1981 which do not conform to one or
more of the requirements of Section 12.104.080
may remain where placed.

2. A nonconforming projecting sign shall
either be removed or modified to comply with the
provisions of Section 12.104.080 whenever the
business, establishment, facility, or enterprise to
which such sign and its sign copy relate cease to
be operative.

E. Roof Signs.

1. Except as provided in subdivision 2 of
this subsection, roof signs placed prior to May 12,
1981 which do not conform to one or more of the
regulations of Section 12.104.090 may remain
where placed.



2. A nonconforming roof sign in the central
business district (C-B-D) shall either be removed
or modified to comply with the provisions of Sec-
tion 12.104.090 whenever the business establish-
ment, facility, or enterprise to which such sign
and its sign copy relate ceases to be operative.

F.  Window Signs. Window signs placed
prior to May 12, 1982 which do not conform to
one or more of the regulations of Section
12.104.120 shall be removed not later than May
12, 1983,

G. Other Nonconforming Signs. Signs
which are nonconforming as of May 12, 1981
which are not described in subsections A through
F, inclusive, of this section, and signs which be-
come nonconforming subsequently due to rezon-
ings of property on which they are situated, an-
nexation to the city, or amendment of this chapter,
shall either be removed or modified to comply
with the provisions of this chapter not later than
seven years after the creation of the nonconform-
ity.

H. Maintenance of Signs Illegally Placed:
Prohibition. Nothing in this section shall be con-
strued to authorize the continued maintenance of
any advertising structure, advertising display, or
sign which was placed in violation of any provi-
sions of this code which was in effect at the time
of such placement. Any such structure, display, or
sign shall be subject to abatement pursuant to
Section 12.104.260. (Ord. 1410 § 1 (part), 1982:
prior code § 27-9.23)

12.104.240 Enforcement.

The city manager or his or her designee is des-
ignated the enforcement officer for purposes of
this chapter. The enforcement officer shall have
the power and authority:

A. To remove or cause to be removed, in
accordance with the abatement procedure set forth
in this chapter, any sign which is abandoned or
being maintained in violation of any provision of
this chapter;

B. To summarily remove or cause to be
removed, any sign which is abandoned or being
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maintained in violation of any provision of this
chapter which constitutes an immediate fire,
safety, or other hazard. (Ord. 1410 § 1 (part),
1982: prior code § 27-9.24)

12.104.250 Appeals.

A. Any person affected by any decision of
the enforcement officer under the provisions of
this chapter, and any applicant or other interested
person who is not satisfied with the action of the
planning director or the architectural review
committee regarding signs, may within seven
days after receipt of such decision of the en-
forcement officer, or within seven days of the ac-
tion of the director or committee, appeal in writ-
ing to the planning commission. The commission
shall have the power to hear the appeal and af-
firm, reverse, or modify the decision of the en-
forcement officer, planning director, or architec-
tural review committee. The fee for the appeal
shall be established by resolution of the city
council. The decision of the planning commission
on appeal shall be final and conclusive, except in
the event it is appealed to the city council.

B. If the applicant is not satisfied with the
decision of the planning commission, he or she
may within seven days appeal in writing to the
city council. The fee for the appeal shall be estab-
lished by resolution of the city council. Notice
shall be given to the planning commission, which
shall submit a report to the city council setting
forth its reasons for the action taken by the com-
mission. (Ord. 1410 § 1 (part), 1982: prior code §
27-9.25)

12.104.260 Abandoned and illegal signs.

A. This section pertains to the following
types of signs:

1. Abandoned Signs. Abandoned signs are
prohibited. Any sign related to a former business
located on property which remains unoccupied for
a period of sixty days or more, or any sign which
was placed or erected for an occupant or business
unrelated to the present occupant or business, or
any sign which pertains to a time, event, or pur-



12.104.260

pose, which no longer exists shall be presumed to
be abandoned.

2. Illegal Signs. For purposes of this sec-
tion, illegal signs are signs which are placed or
maintained in violation of one or more provisions
of this chapter. Illegal signs include signs which
have lost their status as nonconforming signs
which may be maintained due to the conclusion of
amortization periods for their removal, or due to
the occurrence of an event which requires the re-
moval of the sign, such as the termination of a
business.

B.  Whenever the enforcement officer finds
a sign which he or she determines to be aban-
doned or illegal, he or she shall post a written no-
tice on the sign or building whereon it is located
to cause removal of the sign. Written notice of the
removal request shall also be delivered to the
owner of the property, as his or her name appears
on the last equalized roll upon which city taxes
are paid, to the address shown thereon, or to such
address as known to the city clerk, to the occupant
of the premises, if any, and to the owner of the
sign if such person differs from the owner of the
property or the occupant of the premises and if

_the name and address of such person appears on
the sign.

C. If the removal request is not complied
with within thirty days after service or receipt of
notice, a hearing shall be scheduled before the
planning commission. Written notice of the time
and place of the hearing shall be given by the sec-
retary of the planning commission to the property
owner, occupant of the premises, and sign owner
as described in the previous paragraph at least ten
days prior to the date set for the hearing.

D. At said hearing, the planning commis-
sion shall confirm, modify, or rescind the notice
given or action taken by the enforcement officer.
Upon the conclusion of said hearing, the planning
commission shall, based upon such evidence as
presented at said hearing, determine whether the
sign is abandoned or illegal or not. If it finds that
the sign is abandoned or illegal, it shall by resolu-
tion, order the sign abated within fifteen days or
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waive enforcement as set forth in subsections E
and F of this section.

E. In the case of the abandoned sign, the
planning commission may temporarily waive en-
forcement of the removal of the abandoned sign
for a period not to exceed sixty days if it finds
that all of the following conditions exist:

1.  All identification of the premises, the
services or goods available thereon, and the name
or names of any and all persons have been re-
moved; and

2. The sign would, but for the provision of
the status of the sign as abandoned, conform to all
of the requirements of this chapter; and

3. There is substantial probability that the
sign will be utilized without substantial changes
in or additions to the structure thereof by a busi-
ness operating on the premises.

F. In the case of an illegal sign, the plan-
ning commission may temporarily waive en-
forcement of the removal of the sign for a period
not to exceed sixty days if it finds that the illegal
condition or conditions which exist may be cor-
rected or remedied within a reasonably short pe-
riod of time without the necessity of removing the
sign during that period.

G. The determination of the planning com-
mission may be appealed by the owner of the
property or the occupant, as defined in subsection
B of this section, to the city council within seven
days after the commission’s formal action. The
appeal shall be in writing and delivered to the city
clerk with an appeal fee in an amount established
by resolution of the city council. The appeal shall
set forth specified objections to the determination
of the commission. Written notice of the time and
place of such hearing shall be given by the city
clerk to the property owner and the occupant of
the premises at least ten days prior to the date set
for the hearing.

H. At the noticed time and place of hearing,
the city council shall hear and consider all rele-
vant evidence, including, but not limited to appli-
cable staff reports, objections, or protests relative
to the existence of the abandoned or illegal sign.



Such hearings may be continued from time to
time. At the conclusion of said hearing, the city
council shall, based on such evidence as presented
at said hearing, determine whether or not the sign
is abandoned or illegal. If the city council finds
that the sign is abandoned or illegal, it shall by
resolution order the sign abated within fifteen
days.

The city council may temporarily waive en-
forcement of the removal of the abandoned or
illegal sign for a period not to exceed sixty days if
it makes the findings set forth in subsection E of
this section, in the case of an abandoned sign, or
subsection F of this section, in the case of an ille-
gal sign. The determination of the city council is
final and conclusive.

I. A copy of the final resolution ordering
abatement of the sign shall be served upon the
owner of the property, occupant thereof, and sign
owner, as defined in subsection B of this section.

J. It shall be the responsibility of the prop-
erty owner, occupant of the property, and owner
of the sign to remove any sign ordered abated
pursuant to the order of abatement. Upon compli-
ance with the abatement order, the proceedings
hereunder shall be terminated. If such sign is not
completely abated as directed in the order of
abatement, then the enforcement officer shall
cause the sign to be abated by the city or by pri-
vate contract. Entry upon the premises is ex-
pressly authorized for such purposes.

K. Where the enforcement officer is re-
quired to cause the abatement of a sign pursuant
to the provisions of this chapter, an accounting of
the cost incurred, including all incidental expense
of such abatement, shall be kept. Upon conclusion
of such abatement, the enforcement officer shall
submit an itemized statement of costs to the city
clerk. The term “incidental expenses” includes,
but is not limited to, the actual expenses and costs
of the city in preparation of notices, specifica-
tions, and contracts, inspection of the work and
costs of printing and mailings required under this
chapter. Upon receipt of such statement, the city
clerk shall set the same for hearing before the city
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council. The city clerk shall cause notice of time
and place of such hearing to be given to the owner
of the property to which the same relates, and to
any other interested persons who request notice,
by United States mail, postage prepaid, addressed
to such person at their last known address, at least
five days in advance of such hearing.

The owner of the property may waive the
hearing on the assessment on the cost of the
abatement and in that event no city council hear-
ing is required. The city council shall confirm the
cost of assessment by resolution at their next
regular meeting.

L. At the time and place fixed for receiving
and considering said report, the city council shall
hear and pass upon the report, together with any
specific objections or protests raised by any of the
persons liable to be assessed for the cost of abat-
ing such nuisance. Thereupon, the city council
may make such revisions, corrections, or modifi-
cations as it may deem just or necessary, after
which the report as submitted or revised, cor-
rected or modified shall be confirmed by resolu-
tion. Said hearing may be continued from time to
time. The decision of the city council shall be fi-
nal and conclusive. _

M. The city clerk shall give notice of the
city council’s decision to the affected parties in
the manner set forth in subsection B of this sec-
tion.

N. The cost of sign abatement on any lot or
parcel of land, as confirmed by the city council,
shall constitute a special assessment against the
respective lot or parcel of land to which it relates.
After its recording, the same shall constitute a lien
on said property in the amount of such assess-
ment. After the confirmation of said report, a
copy thereof shall be transmitted to the county tax
collector, whereupon it shall be the duty of said
collector to add the amount of such assessment or
assessments to the next regular bill of taxes levied
against the said respective lot or parcel of land for
municipal purposes and thereafter said amount
shall be collected at the same time and in the



12.104.260

same manner as ordinary municipal taxes are col-
lected.

O. Nothing contained in this chapter shall
be deemed to prevent the city council from order-
ing the city attorney to commence a civil action to
abate a nuisance in addition to or as an alternative
to the proceedings set forth in this chapter. (Ord.
1410 § 1 (part), 1982: prior code § 27-9.26)
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Chapter 12.108

ARCHITECTURAL REVIEW PERMITS

Sections:

12.108.010 Required.

12.108.020 Application—Fees and plans.

12.108.030  Applications—Accompanying
data—Transmittal to
departments.

12.108.040 Issuance—Conditions.

12.108.050 Conformance.

12.108.010 Required.

A. No building permits shall be issued for
any new buildings or for exterior changes to any
buildings which would be visible from a public
right-of-way unless an architectural review permit
shall have been issued by the architectural review
committee in accordance with the provisions of
this section. This chapter shall not apply to single-
family or two-family dwellings or structures ac-
cessory thereto.

B. The securing of an architectural review
permit in accordance with the provisions of this
chapter may be required as a condition of granting
of a use permit or variance in any district.

C. The architectural review committee may
approve, deny, or conditionally approve an appli-
cation for an architectural review permit.

D. The architectural review committee may
impose such conditions as it deems necessary to
secure the purposes of this article. The committee
may impose such requirements and conditions
with respect to location, size, and intensity of the
proposed operation; accessibility of off-street
parking areas and their relation to adjacent streets;
landscape areas; and impact of the proposed de-
velopment upon light and air, and upon other
property in the neighborhood as it deems neces-
sary for the protection of the public interest. The
committee may require tangible guarantees or
evidence that such conditions are being, or will
be, complied with.
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E. The planning director may approve mi-
nor extensions and changes to existing buildings
that, in his or her opinion, do not significantly
affect the general appearance of the building.
(Ord. 1410 § 1 (part), 1982: prior code § 27-10.1)

12.108.020 Application—Fees and plans.

Application for an architectural review permit
shall be made in writing by the owner(s) of the
property, lessee, purchaser in escrow or optionee
with the consent of the owners, on a form pre-
scribed by the city. The application shall be ac-
companied by the required fee and plans showing
the details of the proposed use, which include
presentation plans, that include site plans, land-
scape plans, elevations and perspectives, or any
such other plans as the planning director deems
necessary. (Ord. 1410 § 1 (part), 1982: prior code
§ 27-10.2)

12.108.030 Applications—Accompanying
data—Transmittal to
departments.

Upon receipt of an application for architec-
tural review permits, the planning staff shall for-
ward one copy of the plans to appropriate depart-
ments for review and comments. (Ord. 1410 § 1
(part), 1982: prior code § 27-10.3)

12.108.040 Issuance—Conditions.

Upon receipt of comments from the depart-
ments, the architectural review committee, a
group designated by and of the planning commis-
sion, shall consider the application and shall issue
an architectural review permit provided the fol-
lowing findings are made, as appropriate:

A. That the location, size and intensity of
the proposed operation will not create a hazardous
or inconvenient vehicular or pedestrian traffic
pattern, taking into account the proposed use as
compared with the general character and intensity
of the neighborhood;

B. That the accessibility of off-street park-
ing areas and the relation of parkihg areas with
respect to traffic on adjacent streets will not create
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a hazardous or inconvenient condition to adjacent
or surrounding uses;

C. That sufficient landscape areas have
been reserved for the purposes of separating or
screening service and storage areas from the street
and adjoining building sites, breaking up large
expanses of paved areas, and separating or screen-
ing parking areas from the street and adjoining
building areas from paved areas and to provide
access from buildings to open areas. In addition,
that adequate guarantees are made, such as the
filing of a performance bond, to insure mainte-
nance of landscaped areas;

D. That the proposed development, as set
forth on the plans, will not unreasonably restrict
or interfere with light and air on the property and
on other property in the neighborhood, will not
hinder or discourage the appropriate development
and use of land and buildings in the neighbor-
hood, or impair the value thereof; and is consis-
tent with the design and scale of the neighbor-
hood;

E. That the improvement of any commer-
cial or industrial structure, as shown on the cleva-
tions as submitted, is not detrimental to the char-
acter or value of an adjacent residential district;

F.  That the proposed development will not
excessively damage or destroy natural features,
including trees, shrubs, creeks and rocks, scenic
corridors, and the natural grade of the site;

G. That the general appearance of the pro-
posed building, structure, or grounds will be in
keeping with the character of the neighborhood,
will not be detrimental to the orderly and harmo-
nious development of the city, and will not impair
the desirability of investment or occupation in the
neighborhood;

H. That the proposed development is con-
sistent with the general plan.

If the applicant or any other interested party is
not satisfied with the architectural review com-
mittee decision, he or she may within seven days
of such decision appeal in writing to the planning
commission. The decisions of the planning com-
mission, whether original or on appeal, may be
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appealed to the city council as otherwise provided
in Chapter 12.136. No architectural review permit
shall be effective, nor shall any building permit
for which an architectural review permit is re-
quired, be issued until the period for filing ap-
peals has ended. (Ord. 1410 § 1 (part), 1982: prior
code § 27-10.4)

12.108.050 Conformance.

It shall be unlawful and a violation of the pro-
visions of this article for any person to construct,
erect, alter or modify any structure except in strict
conformity with any architectural review permit
issued. (Ord. 1410 § 1 (part), 1982: prior code §
27-10.5)



Chapter 12.112
USE PERMITS
Sections:
12.112.010 Issuance—Purpose.
12.112.020 Application, fee and plans.
12.112.030 Hearing date—Notice.
12.112.040 Review by architectural review
committee.
12.112.050 Granting.
12.112.060 Conformance.
12.112.010 Issuance—Purpose.

A. Use permits may be issued as provided
in this chapter for any of the uses or purposes for
which such permits are required or permitted by
the terms of this article upon conditions desig-
nated by the planning commission.

B. The purpose of the use permit is to allow
the proper integration into the community of uses
which may be suitable only in specific locations
in a zoning district, or only if such uses are de-
signed or arranged on the site in a particular man-
ner.

C. The planning commission may approve,
deny or conditionally approve an application for a
use permit.

D. The planning commission may impose
such conditions as it deems necessary to secure
the purposes of this article. The commission may
impose such requirements and conditions with
respect to location, construction, maintenance,
operation, site planning, traffic control and time
limits for the use permit as it deems necessary for
the protection of adjacent properties and the pub-
lic interest. The commission may require tangible
guarantees or evidence that such conditions are
being, or will be, complied with. (Ord. 1410 § 1
(part), 1982: prior code § 27-11.1)

12.112.020 Application, fee and plans.

. An application for a use permit shall be made
in writing by the owners of the property, lessee,
purchaser in escrow or optionee with the consent
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of the owners, on a form prescribed by the city.
The application shall be accompanied by a re-
quired fee, and plans showing the details of the
proposed use.

Where the application is for a use in an exist-
ing building or structure, it shall also be accom-
panied by a support statement on a form provided
by the city describing the proposed use in detail
and plans as determined by the planning director.

Where the application is for a use to be com-
menced in a new building or in an existing build-
ing in which exterior remodeling will be occur-
ring, the application shall be accompanied by both
such support statement and presentation plans
which include plot plans, site plans, landscape
plans, elevations and perspectives, or such other
plans as the planning director deems necessary.
(Ord. 1410 § 1 (part), 1982: prior code § 27-11.2)

12.112.030 Hearing date—Notice.

Upon receipt of an application for a use per-
mit, the planning director shall schedule a public
hearing before the planning commission. Such
hearing shall be held within one year after the
filing of the application. Notice of such hearing
shall be given as set forth in Chapter 12.132.
(Ord. 1410 § 1 (part), 1982: prior code § 27-11.3)

12.112.040 Review by architectural review
committee,

Applications which require an architectural
review permit shall be reviewed by the architec-
tural review committee prior to the required pub-
lic hearing. (Ord. 1410 § 1 (part), 1982: prior
code § 27-11.4)

12.112.050  Granting.

A. In considering an application, the plan-
ning commission shall consider and give due re-
gard to the nature and condition of all adjacent
uses and structures, the applicable zoning district
regulations, any specific plans for the area in
question, and the general plan.

B. The planning commission (or city coun-
cil on appeal) shall grant a use permit only if it
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makes a finding that the establishment, mainte-
nance or operation of the use applied for:

1. Will not under the circumstances of the
particular case, be detrimental to the health,
safety, morals, comfort and general welfare of the
persons residing or working in the neighborhood
of such proposed use;

2. Will not be injurious or detrimental to
property and improvement in the neighborhood or
to the general welfare of the city; and

3. Will not be inconsistent with the general
plan.

C. No use permit shall be effective, nor
shall any building permit for which a use permit
is required, be issued until the time period for fil-
ing an appeal to the city council on the decision
granting the use permit has ended. If such an ap-
peal is timely filed, the use permit shall not be-
come effective, nor shall any such building permit
be issued, until the city council has acted on the
appeal. (Ord. 1410 § 1 (part), 1982: prior code §
27-11.5)

12.112.060 Conformance.

It shall be unlawful and a violation of the pro-
visions of this article for any person to construct,
erect, alter or modify any structure except in strict
conformance with any use permit issued. (Ord.
1410 § 1 (part), 1982: prior code § 27-11.6)
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Chapter 12.116
PLANNED UNIT PERMIT
Sections:

12.116.010 Purpose.
12.116.020  Applicability.
12.116.030  Permitted uses.
12.116.040  Application, fee and plans.
12.116.050 Standards and criteria.
12.116.060 Granting.
12.116.070 Development subject to plan.
12.116.080 Conformance.

12.116.010 Purpose.

A. 1t is the purpose of planned unit permit
(PUP) to encourage creative use of land and open
space by permitting carefully controlled relief
from the strict application of the provisions of
existing zoning districts. The PUP allows flexibil-
ity and diversification in the relationship of vari-
ous buildings, structures, and open spaces in
planned building groups.

B. It is also the intent of this chapter to
carry out the general purposes of this article by
continuing to observe adequate standards related
to public safety, health, and general welfare with-
out unduly inhibiting the advantages of modern
imaginative site planning and to implement the
following objectives:

1. To provide a more desirable living envi-
ronment;

2. To encourage creative approaches to the
development of land;

3. To encourage the observation of and the
aesthetic use of open space;

4. To encourage variety in the physical de-
velopment of the city. (Ord. 1410 § 1 (part), 1982:
prior code § 27-12.1)

12.116.020  Applicability.

The planned unit permit may be used i any
one of the residential or commercial districts; ex-
cept the P-D district. (Ord. 1410 § 1 (part), 1982:
prior code § 27-12.2)
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12.116.030  Permitted uses.

A planned unit permit may be issued to au-
thorize a use which is permitted, conditional, or
accessory in a particular district. Attached single-
family dwellings may be permitted in the R-1 dis-
trict under planned unit permit procedures. (Ord.
1410 § 1 (part), 1982: prior code § 27-12.3)

12.116.040  Application, fee and plans.

Application for a planned unit permit shall be
made in writing by the owners of the property,
lessee, purchase in escrow or optionee with the
consent of the owner(s), on a form prescribed by
the city. The application shall be accompanied by
the required fee and plans showing the details of
the- proposed use which includes presentation
plans, such as site plans, landscape plans, eleva-
tions, and perspectives, or any other plans as the
planning director may deem necessary. (Ord.
1410 § 1 (part), 1982: prior code § 27-12.4)

12.116.050 Standards and criteria.

In considering use of the planned unit permit,
the applicant and the city shall be governed by the
following standards:

A. Development with a planned unit permit
in conformance with the procedures contained
herein is exempt from the specified property de-
velopment standards of the district in which sub-
ject property is located providing:

1. The plans and exhibits submitted and
approved in conformance with these provisions
clearly establish that the relationships of interior
and exterior living, working or shopping arcas
and the associated environment are at least as de-
sirable as would be achieved with the strict appli-
cation of the requirements of that district;

2. And that the planning commission finds
the other standards and criteria as set forth in this
chapter have been complied with. Exception to
development standards and other provisions of the
district in which the planned unit is located shall
only be to the extent specified in the approved
plans and exhibits.
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B. A variety of dwelling and building types
is to be encouraged.

C. For each square foot of land gained
within a single-family residential district through
the reduction of lot sizes below minimum district
requirements, equal amounts of usable land shall
be retained as open space and related uses in per-
petuity. The planned unit permit may be used in
single-family residential districts, however, to
average lot sizes, to cluster lots and dwelling unit,
and to provide better utilization of land through
flexibility in development standards.

D. Nonresidential development is encour-
aged to make use of a variety of setback and yard
areas by trading space through the development
of open plazas, pedestrian malls, tot lots, and
other open spaces and uses with adequate land-
scaping.

E. All open spaces shall be provided with
all required on-site and off-site improvements in
accordance with the current city policy, and pro-
visions made for perpetual maintenance to the
satisfaction of the planning commission.

F. The planning commission from time to
time may by resolution amplify the provisions of
this section in order to fully define certain limits
of flexibility which it wishes to encourage, to fur-
ther explain various possible uses of planned unit
permit, and to set forth provisions for plan ap-
proval. (Ord. 1410 § 1 (part), 1982: prior code §
27-12.5)

12.116.060  Granting.

Planned unit permits may be granted by the
planning commission after public hearings con-
ducted in accordance with Chapter 12.132. Deci-
sion of the commission shall be appealable to the
city council in accordance with Chapter 12.140.
In order to grant a planned unit permit, the plan-
ning commission and/or city council on appeal
shall find the following:

A. The proponents of the planned unit de-
velopment have demonstrated that they intend to
obtain a building permit in six months of the ap-
proval of the project and that they intend to com-
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plete the construction within a reasonable time as
determined by the commission.

A planned unit permit shall be effective the
seventh day after planning commission approval
unless the planning commission action is ap-
pealed to the city council, in which case the action
shall not be effective until the city council has
acted on the appeal.

B. The proposed planned unit development
conforms to the general plan in terms of general
location, density and general standards of devel-
opment and criteria contained in this chapter.

C. The development of a harmonious, inte-
grated project in accordance with a precise devel-
opment plan justifies exceptions, if such are re-
quired, to the normal requirements of this article.
No planned unit permit shall be effective, nor
shall any building permit for which a planned unit
permit is required, be issued until the time period
for filing an appeal to the city council on the deci-
sion granting the planned unit permit has ended.
If such an appeal is timely filed, the planned unit
permit shall not become effective, nor shall any
building permit be issued, until the city council
has acted on the appeal. (Ord. 1410 § 1 (part),
1982: prior code § 27-12.6)

12.116.070 Development subject to plan.

Any planned unit, as approved and authorized
by the planning commission (and city council on
appeal), shall be developed in all respects in con-
formance with the development plans submitted
to and approved by the commission (or city coun-
cil on appeal). The planning director may, how-
ever, approve or conditionally approve minor ad-
justments to the original development plans, pro-
vided said adjustments do not conflict with the
concept of intent of the development plans origi-
nally approved by the commission. Any planned
unit, as approved and authorized by the planning
commission, shall be developed subject to all
conditions imposed as part of said approval and
shall be excepted from other provisions of the
district in which the planned unit permit is used
only to the extent specified within the approved



plans and/or any related conditions adopted by the
commission. (Ord. 1410 § 1 (part), 1982: prior
code § 27-12.7)

12.116.080 Conformance.

It shall be unlawful and a violation of the pro-
visions of this article for any person to construct,
erect, alter or modify any structure except in strict
conformity with any planned unit permit issued.
(Ord. 1410 § 1 (part), 1982: prior code § 27-12.8)
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Chapter 12.120
MINOR MODIFICATION
Sections:
12.120.010  Issuance—Purpose.
12.120.020  Application—Procedure—
Fees.
12.120.030 Hearing—Notice.
12.120.040 Granting.
12.120.050 Appeals.
12.120.060 Conformance.
12.120.010  Issuance—Purpose.

The architectural review committee or the
planning commission may authorize minor modi-
fications from the maximum lot coverage by
buildings, minimum side setbacks, and minimum
rear setbacks in R-1 districts. As used herein, a
minor modification shall mean the following:

A. Failing to meet the otherwise applicable
minimum side or rear setback requirements by not
more than two feet. (Ord. 1410 § 1 (part), 1982:
prior code § 27-13.1)

12.120.020  Application—Procedure—Fees.

Applications of a minor modification shall be
made in writing by the owner(s) of the property,
lessee, purchase in escrow, or optionee with the
consent of the owner(s), on a form prescribed by
the city. The application shall be accompanied by
a fee, the amount of which shall be one-half the
fee required for a variance. The application shall
also be accompanied by plans showing the detail
of the deviation, which includes presentation
plans, such as site plans, landscape plans, eleva-
tions, perspective, or any other plans as deemed
necessary by the planning director. (Ord. 1410 § 1
(part), 1982: prior code § 27-13.2)

12.120.030 Hearing—Notice.

When the director has found the application
and submittals complete, he or she shall schedule
the matter for a hearing. The hearing shall be
scheduled before the architectural review commit-
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tee unless the applicant requests it to be con-
ducted before the planning commission.

The architectural review committee or plan-
ning commission shall conduct a hearing on the
application at which persons interested shall be
entitled to present oral and written evidence.

Notice of the time and place of such hearing
shall be mailed, postage prepaid, to the applicant
and to all persons whose names and addresses
appear on the latest adopted tax roll of this county
or as known to the city clerk as owning real prop-
erty within a distance of three hundred feet from
the exterior boundaries of the lot which is the sub-
Ject of the hearing. Such notice shall be mailed at
least five days prior to the hearing. (Ord. 1410 § 1
(part), 1982: prior code § 27-13.3)

12.120.040 Granting.

After the conclusion of the hearing, the re-
viewing body shall approve the minor modifica-
tion only if it finds that the general appearance of
the proposed building or structure, or modifica-
tion, thereof, is in keeping with the character of
the neighborhood and will not be detrimental to
adjacent real property. (Ord. 1410 § 1 (part),
1982: prior code § 27-13.4)

12.120.050 Appeals.

Decisions of the architectural review commit-
tee as reviewing body may be appealed within ten
days of such decision to the planning commission
by the applicant or any interested party by filing a
written notice of appeal. Said appeal shall be ac-
companied by a fee as listed in the city’s master
fee schedule. Decisions of the planning commis-
sion, whether original or on appeal may be ap-
pealed to the city council as otherwise provided in
Chapter 12.140. No minor modification shall be
effective, nor shall any building permit be issued
for which a minor modification is required, until
the period for filing the appeal is ended. (Ord.
1655 § 1, 2001; Ord. 1410 § 1 (part), 1982: prior
code § 27-13.5)



12.120.060 Conformance.

It shall be unlawful and a violation of the pro-
visions of this article for any person to construct,
erect, alter or modify any structure except in strict
conformity with any minor modification issued.
(Ord. 1410 § 1 (part), 1982: prior code § 27-13.6)
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Chapter 12.124
VARIANCES
Sections:

12.124.010  Circumstances of granting—
Finding.

12.124.020  Unauthorized uses.

12.124.030 Form of application—
Contents.

12.124.040 Hearing date—Notice.

12.124.050 Review by architectural review
committee,

12.124.060 Granting.

12.124.010  Circumstances of granting—
Finding.

Applications for variances from the strict ap-
plication of the terms of this article may be
granted by the planning commission. No variance
may be granted unless the commission makes the
following findings:

A. That because of special circumstances
applicable to the subject property, including size,
shape, topography, location, or surroundings, the
strict application of this article will deprive the
subject property of privileges enjoyed by other
properties in the vicinity and under identical zone
classification;

B. That any variance granted shall be sub-
ject to such conditions as will assure that the ad-
Jjustment thereby authorized shall not constitute a
grant of a special privilege inconsistent with the
limitations upon other properties in the vicinity
and district in which the subject property is lo-
cated. (Ord. 1410 § 1 (part), 1982: prior code §
27-14.1)

12.124.020 Unauthorized uses.

A variance shall not be granted which author-
izes a use or activity which is not otherwise ex-
pressly authorized in the zoning district in which
the property is located. (Ord. 1410 § 1 (part),
1982: prior code § 27-14.2)
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12.124.030  Form of application—Contents.

An application for a variance shall be made in
writing by a property owner, lessee, purchase in
escrow, or optionee with the consent of the own-
ers, on a form prescribed by the city. The applica-
tion shall be accompanied by the required fee.
Submittal documents shall include a statement as
to the circumstances applicable to the subject
property which justify the making of the findings
required to approve a variance on a form provided
by the city. The applicant shall also submit site
plans, landscape plans, elevations, and perspec-
tives or other such plans the planning director
deems necessary.

The application shall also be accompanied by
a plan of the details for the variance requested and
evidence showing:

A. That the granting of the variance will not
be contrary to the intent of this article or to the
public safety, health, and welfare;

B. Evidence showing findings set forth in
Section 12.124.010 can be made. (Ord. 1410 § 1
(part), 1982: prior code § 27-14.3)

12.124.040 Hearing date—Notice.

Upon receipt of an application for a variance,
the planning director shall schedule a public hear-
ing before the planning commission on such ap-
plication not later than one year after the filing of
the application. Notice of such hearing shall be
given as set forth in Chapter 12.132. (Ord. 1410 §
1 (part), 1982: prior code § 27-14.4)

12.124.050 Review by architectural review
committee.

Applications which would require an architec-
tural review permit shall be reviewed by the ar-
chitectural review committee prior to the required
public hearings. (Ord. 1410 § 1 (part), 1982: prior
code § 27-14.5)

12.124.060 Granting.

After the conclusion of the public hearing or
continuations thereof, the planning commission
may grant or deny a variance from the strict ap-



plication of the regulations established by this
chapter. The commission may impose any rea-
sonable conditions deemed necessary to achieve
the purpose of this article; provided, however,
that the following conditions shall not be im-
posed:

A. The dedication of land for any purpose
not reasonably related to the use of the property
for which the variance is requested;

B. The posting of a bond to guarantee in-
stallation of public improvements not reasonably
related to the use of property for which the vari-
ance is requested.

No variance shall be effective, nor shall any
building permit for which a variance is required
be issued, until the time period for filing an ap-
peal to the city council on the decision granting
the variance has ended. If such appeal is timely
filed, the variance shall not become effective, nor
shall any such building permit be issued, until the
city council has acted on the appeal. (Ord. 1410 §
1 (part), 1982: prior code § 27-14.6)
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Chapter 12.128

TIME LIMIT, RENEWAL AND
REVOCATION OF ARCHITECTURAL
REVIEW PERMIT, USE PERMIT,
PLANNED UNIT PERMIT OR VARIANCE

Sections:
12.128.010 Time limit.
12.128.020 Renewal.
12.128.030 Revocation.
12.128.040 Effectiveness conditioned upon
agreement to conditions.
12.128.050 Termination by applicant.

12.128.010 Time limit.

Architectural review permits, use permits,
planned unit permits, minor modifications, and
variances shall become null and void if not exer-
cised within one year, or in the case of a variance,
one hundred eighty days, from the effective date
of the approval thereon unless a greater period of
time is authorized, or if either of following has
been issued:

A. A building permit, where construction
has been started on the site and diligently pursued
toward completion; or

B. A certificate of occupancy for the site or
structure for the subject property. (Ord. 1410 § 1
(part), 1982: prior code § 27-15.1)

12.128.020 Renewal.

Use permits, planned unit permits, and archi-
tectural review permits may be renewed for an
additional period not to exceed the original pe-
riod. Prior to the expiration date, an application
for renewal shall be filed with the commission.
The commission may grant or deny an application
for renewal based upon the same findings appli-
cable to a new application. No public hearing
shall be required for renewal; provided, however,
no conditions of the use permit, planned unit de-
velopment permit, minor modification, or vari-
ance may be added, altered, or amended without
first holding a public hearing pursuant to the pro-

652

visions of Chapter 12.132. (Ord. 1410 § 1 (part),
1982: prior code § 27-15.2)

12.128.030 Revocation.

Any architectural review permit, use permit,
planned unit permit, minor modification, or vari-
ance granted pursuant to the provisions of this
article may be revoked if any of the conditions or
terms of such approval are violated or if any law
is violated in connection therewith.

The commission shall hold a public hearing
on the proposed revocation after giving written
notice to the permittee and to the owners of ad-
joining property as set forth in Chapter 12,132, at
least ten days prior to the hearing and shall submit
its recommendations to the council. The council
shall act thereon within thirty days after receipt of
the recommendations of the commission and also
hold a public hearing on the revocation upon the
same notice applicable to commission revocation
hearing. (Ord. 1410 § 1 (part), 1982: prior code §
27-15.3) '

12.128.040 Effectiveness conditioned upon
agreement to conditions.

No architectural review permit, use permit,
planned unit permit, minor modification, vari-
ance, or other permits or authorizations as to
which conditions of approval have been imposed
shall become effective unless and until the appli-
cant shall have submitted to the planning depart-
ment a document executed by the applicant,
whereby the applicant acknowledges acceptance
of such conditions. (Ord. 1410 § 1 (part), 1982:
prior code § 27-15.4)

12.128.050 Termination by applicant.

Any request by an applicant to modify or ter-
minate an architectural review permit, use permit,
planned use permit, minor modification or vari-
ance shall be processed in the same manner as the
original application for said permit, modification
or variance. (Ord. 1410 § 1 (part), 1982: prior
code § 27-15.5)



Chapter 12,132
PUBLIC HEARING
Sections:
12.132.010 Procedure for zoning hearings.
12.132.020 Hearing notices—
Amendments.
12.132.030 Hearing notices—Use permits,

planned unit permits,
variances, appeals.

12.132.010 Procedure for zoning hearings.

A. The planning commission shall develop
and publish procedural rules for conduct of its
hearings so that all interested parties shall have
advance knowledge of procedures to be followed.

B. When a matter is contested and a request
is made in writing prior to the date of the hearing,
the planning commission shall insure that a record
of the hearing shall be made and duly preserved, a
copy of which shall be available at cost. The city
may require a deposit from the person making the
request.

C. When a planning staff report exists, such
report shall be made public prior to or at the be-
ginning of the hearing and shall be a matter of
public record.

D. When any hearing is held on an applica-
tion for a change of zone, a staff report with rec-
ommendations and the basis for such recommen-
dations shall be included in the record of the hear-
ing.

E. Notice of final action on an application
shall be provided within five working days to
those persons who appeared at the hearing or
submitted written testimony and who requested
notice by submitting a self-addressed stamped
envelope. (Ord. 1410 § 1 (part), 1982: prior code
§ 27-16.1)

12.132.020 Hearing notices—Amendments.
When a public hearing is held by the planning

commission or the city council to consider the

adoption of or an amendment to a zoning ordi-
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nance, which amendment rezones property or im-
poses any regulation listed in California Govern-
ment Code Section 65860 not theretofore imposed
or removes or modifies any such regulation, no-
tice of the time and place of said hearing, includ-
ing a general explanation of the area affected,
shall be given at least ten calendar days before the
hearing in the following manner:

A. The notice shall be published at least
once in a newspaper of general circulation, pub-
lished and circulated in the city or, if there is
none, it shall be posted in at least three public
places in the city.

B. In prezoning, the notice shall be pub-
lished at least once in a newspaper of general cir-
culation, published and circulated in the area to be
prezoned or, if there is none, it shall be posted in
at least three public places in the area to be pre-
zoned.

C. In addition to notice of publication or
posting, the city shall refer to the latest assessor’s
roll and give notice of the hearing by mail or de-
livery to all persons, including businesses, corpo-
rations or other public or private entities, owning
real property within three hundred feet of the pro-
posed zoning change.

D. The city shall give notice by first class
mail to any person who has filed a written request
therefor with the planning commission. Such a
request may be submitted at any time during the
calendar year and shall apply for the balance of
such calendar year. A reasonable fee, as set by the
city council, shall be imposed on persons request-
ing such notice.

E. In the event that the proposed zoning
change has been requested by a person other than
the property owner as such property owner is
shown on the last equalized assessment roll, the
planning commission shall also give mailed no-
tice to the owner of the property as shown on the
latest equalized assessment roll.

F. In the event that the number of owners to
whom notice would be sent pursuant to subdivi-
sion:
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Is greater than one thousand, the city may, as
an alternative to the notice required in subsections
A and C of this section, provide notice pursuant to
this subdivision. Such notice shall be given at
least ten days prior to the hearing by either of the
following procedures:

1. By placing a display advertisement of at
last one-fourth page in a newspaper having gen-
eral circulation within the area affected by the
proposed ordinance or amendment, or

2. By placing an insert with any general-
ized mailing sent by the city to property owners in
the area affected by the proposed ordinance or
amendment, such as billings for city services.

Such advertisement or mailing insert shall
specify the type and magnitude of the changes
proposed, the place where copies of the proposed
changes may be obtained, the time, date and place
of the hearing, and the right to appear and be
heard.

G. Failure to receive the notice required by
this section shall not invalidate the ordinance or
amendment.

H. This section shall not apply to a pro-
posed zoning ordinance or to an amendment to an
existing zoning ordinance which does not affect
the permitted uses of real property within the city.

I.  The city may give additional notice of
the hearing in such other manner as it may deem
necessary or desirable.

J. Any hearing may be continued from
time to time. (Ord. 1410 § 1 (part), 1982: prior
code § 27-16.2)

12.132.030 Hearing notices—Use permits,
planned unit permits, variances,
appeals.

A. Whenever an application for any ap-
proval, or an appeal from action taken on a matter
requiring a public hearing is submitted to the
body or person charged with conducting a public
hearing thereon, notice of hearing shall be given
by notice through the United States mail, with
postage prepaid using addresses from the latest
equalized assessment roll, or alternatively, from
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such other records of the assessor or tax collector
as contain more recent addresses in the opinion of
the secretary of such body or person, or by both
publication at least once in a newspaper of gen-
eral circulation, published and circulated in the
city, and by posting said notice in at least three
conspicuous places close to the property affected.

B. When mailed notice is used, notice shall
be given to all owners of property within three
hundred feet of exterior boundaries of the prop-
erty for which an application is being heard. Said
notices shall be mailed not less than ten or more
than thirty days before the scheduled hearing.

C. When posted notice is used, posting shall
be on utility poles on both sides of the property
frontage and across the street from the subject
property.

D. Notices specified in subsections B and C
of this section shall specify the type and magni-
tude of the application to be considered, the place
where copies of the application may be reviewed,
the time, date and place of hearing and the right to
appear and be heard. (Ord. 1410 § 1 (part), 1982:
prior code § 27-16.3)



Chapter 12.136
AMENDMENTS
Sections:
12.136.010 [Initiation.
12.136.020 Public hearing requirement.
12.136.030 Planning commission action.
12.136.040 City council action.
12.136.050 Prezoning unincorporated
territory.
12.136.010 Initiation.

A. Except as otherwise provided in this
chapter, any amendment to this article shall be
adopted as other ordinances are adopted.

B. Any amendment to this article which
changes any property from one district or imposes
any regulation upon property not theretofore im-
posed, or removes or modifies any such regula-
tion shall be initiated and adopted as follows:

1. By the city council;

2. By the planning commission;

3. By application by one or more record
owners of property which is a subject of the pro-
posed amendment, or their authorized agent. An
application for an amendment shall be on a form
designed by the planning commission and shall be
accompanied by a fee set by the city council;

4. By the planning director. (Ord. 1410 § 1 |

(part), 1982: prior code § 27-17.1)

12.136.020 Public hearing requirement.
Upon initiation of an amendment the secretary
of the planning commission shall set a date for a
public hearing thereon, but not later than sixty
days after such amendment is initiated. The plan-
ning commission shall give notice of the time and
place of such hearing, and the purpose thereof, in
the manner designated in Section 12.132.020.
(Ord. 1410 § 1 (part), 1982: prior code § 27-17.2)

12.136.030 Planning commission action.
After the close of the public hearing or con-
tinuations thereof, the planning commission shall
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make a report of its findings and its recommenda-
tions with respect to the proposed amendment.
The commission report shall include a list of per-
sons who testified at the hearing, a summary of
facts adduced at the hearing, the findings of the
commission, and copies of any maps or other data
or documentary evidence submitted in connection
with the proposed amendment. A copy of such
report and recommendation shall be transmitted to
the city council within ninety days after the first
notice of hearing thereon; provided, however, if
the procedure was initiated by an application,
such time may be extended with the consent of
the applicant. In the event the planning commis-
sion fails to report to the city council within the
aforesaid ninety days or within the agreed exten-
sion of time, the amendment shall be deemed ap-
proved by the planning commission. The recom-
mendations of the planning commission or pro-
posed amendments shall be adopted by a majority
vote of the voting members thereof. No recom-
mendation for amendment shall be made unless
the commission finds that said amendment is in
general conformance with the general plan and
that the public necessity, convenience and general
welfare require adoption of the proposed amend-
ment. (Ord. 1410 § 1 (part), 1982: prior code §
27-17.3)

12.136.040 City council action.

Upon receipt of the recommendation of the
planning commission or upon expiration of the
aforesaid ninety days or agreed-upon extended
period, the city council shall hold a public hearing
thereon, giving notice thereof as provided in
Chapter 12.132. If the matter under consideration
is an amendment that would change property
from one district to another, and the planning
commission has recommended against the adop-
tion of such amendment, the city council shall not
be required to take further action unless the action
of the planning commission is appealed. After the
conclusion of such hearing, the city council may,
within one year, adopt by ordinance the proposed
amendment or any part thereof set forth in the
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petition or resolution of intention in such form as
the council deems desirable. (Ord. 1410 § 1
(part), 1982: prior code § 27-17.4)

12.136.050  Prezoning unincorporated
territory.

The city may prezone unincorporated territory
adjoining the city for the purpose of determining
the zoning that will apply to such property in the
event of subsequent annexation to the city. The
method of accomplishing such prezoning shall be
as provided in this chapter for zoning within the
city. Such prezoning shall become effective at the
same time that the annexation becomes effective.
(Ord. 1410 § 1 (part), 1982: prior code § 27-17.5)
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- Chapter 12.140
APPEALS
Sections:
12.140.010 Generally.
12.140.020 Method.
12.140.030 Report to council.
12.140.040 Council action.

12.140.010  Generally.

The applicant or any other interested party
may appeal to the city council any order, re-
quirement, decision or determination of the plan-
ning commission in the manner provided in this
chapter. (Ord. 1410 § 1 (part), 1982: prior code §
27-18.1)

12.140.020 Method.

Appeals shall be made in writing and filed
with the city clerk within seven days after the fi-
nal action of the planning commission. The ap-
peal shall be accompanied by a fee, as set forth by
the city council. The appeal shall clearly state the
facts of the case and the grounds for the appeal.
Upon receipt of the appeal, the city clerk shall
notify the planning commission or planning direc-
tor and shall set a time, within thirty days after
receipt of the appeal, for a public hearing on such
appeal. If no public hearing was required on the
subject when it was considered by the commis-
sion, the council need not hold a public hearing.
In cases where public hearings are required, no-
tice of hearing shall be as provided in Chapter
12.132. (Ord. 1655 § 2, 2001; Ord. 1410 § 1
(part), 1982: prior code § 27-18.2)

12.140.030 Report to council.

A report shall be submitted by the secretary of
the commission to the council, setting forth the
reasons for the action taken. (Ord. 1410 § 1 (part),
1982: prior code § 27-18.3)
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12.140.040 Council action.

The council shall render its decision within
sixty days after the filing of the appeal. (Ord.
1410 § 1 (part), 1982: prior code § 27-18.4)
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Chapter 12.144

ENFORCEMENT—VIOLATIONS,

PENALTIES
Sections:
12.144.010 Issuance of permits and
licenses.
12.144.020 Enforcement.
12.144.030  Violations—Public nuisances,
abatement.
12.144.010 Issuance of permits and licenses.

A. Al officers and employees of the city
authorized or required to issue permits or licenses,
shall conform to the provisions of this article and
shall issue no permit or license for uses, buildings
or purposes in conflict with such provisions. Any
such permit or license shall be null or void.

B.  The building official shall not issue any
building permit for the construction of any build-
ing, structure, facility or alteration, the construc-
tion of which, or the proposed use of which,
would constitute a violation of the provisions of
this article. (Ord. 1410 § 1 (part), 1982: prior code
§27-19.1)

12.144.020 Enforcement.

It shall be the duty of the planning director to
enforce the provisions of this article pertaining to
the erection, construction, reconstruction, moving,
conversion or alteration of buildings and struc-
tures. (Ord. 1410 § 1 (part), 1982: prior code §
27-19.2)

12.144.030 Violations—Public nuisances,
abatement.

A.  Any building or structure set up, erected,
constructed, altered, enlarged, converted, moved,
or maintained contrary to the provisions of this
article, and any use of any land, building, or
premises established, conducted, operated or
maintained contrary to the provisions of this arti-
cle is declared to be unlawful and a public nui-
sance.
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B. It shall be unlawful and a public nui-
sance for any person to offer for sale or to sell
units, shares, or other interests in condominiums,
stock cooperatives, or community apartments
without first applying for and receiving the appli-
cable permit.

C. The city attorney, with the approval of
the city manager, shall immediately commence
action or proceedings for the abatement, removal,
or enjoinment of anything declared to be a public
nuisance pursuant to this article in the manner
prescribed by law. The city attorney shall take
such other steps and shall apply to such courts as
may have jurisdiction to grant such relief as will
abate and remove such building or structure, and
restrain and enjoin any person, firm, or corpora-
tion from setting up, erecting, building, maintain-
ing or using any such building or structure con-
trary to the provisions of this article, or selling or
offering to sell units, shares, or other interests in
condominiums, stock cooperatives, or community
apartments contrary to the provisions of this arti-
cle.

D. The remedies provided for in this section
shall be cumulative and not exclusive. (Ord. 1410
§ 1 (part), 1982: prior code § 27-19.3)



Chapter 12.150

TRANSPORTATION SYSTEM
MANAGEMENT (“TSM”) PROGRAM

Sections:
12.150.010 Findings.
12.150.020 Goals and objectives.
12.150.030 Definitions.
12.150.040 TSM administrator.
12.150.050 TSM requirements.
12.150.060 Fees.
12.150.070 Enforcement.
12.150.080 Limitations.

12.150.010 Findings.

The council of the city of San Bruno hereby
finds and determines that:

A. There has been a significant increase in
traffic in this general region and in this city, and
this-trend is anticipated to continue in the future.

B. Recent and future development within
the city and in the surrounding area will lead to
increased traffic in the area.

C. Transportation systems management
(TSM) programs have been shown to be capable
of reducing vehicle trips and increasing vehicle
occupancy rates, and can be effective in reducing
the need for costly major road improvements.

D. Decreasing the number of vehicular trips
and miles, especially on the regional road net-
work, both absolutely and within peak traffic pe-
riods, will help alleviate traffic congestion, energy
consumption, and noise levels and will help to
improve and maintain air quality. These im-
provements will contribute to making the city an
attractive and convenient place to live, work, visit
and do business, and will help employers recruit
and retain a qualified work force.

E. Cooperation with and coordination of
TSM programs with nearby cities and other local
agencies with transportation roles will assist the
city in meeting the goals and objectives of this
ordinance.
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F. Adoption of the TSM ordinance is one
component of implementing a comprehensive
approach to reducing traffic problems that should
be supported by complimentary land use policies
and transportation and transit improvements.

G. Adoption of the TSM ordinance will (1)
promote public health, safety and economic vital-
ity; (2) mitigate the effects of the traffic conges-
tion including associated noise and air quality
impacts on the environment, and (3) enhance the
general welfare, both within the city and region.

H. The goals and objectives of this ordi-
nance are consistent with this city’s general plan.

I.  Participation of private and public em-
ployers, sponsors, employer organizations, and
employee organizations is critical to the success-
ful implementation of this TSM ordinance.

J. In adopting this ordinance, it is the inten-
tion of the city council that employers and spon-
sors who act diligently and in good faith to com-
ply with the provisions of this ordinance shall not
be penalized for lack of participation of employ-
ees or tenants in commute alternatives, and shall
not be held accountable for the achievement of a
participation rate by employees or tenants.

K. Since the Bay Area Air Quality Man-
agement District’s (BAAQMD) Regulation 13,
Rule 1 is the current trip reduction regulation with
which our employer base must comply and the
jurisdictions within the county of San Mateo did
not elect to accept delegation of the rule, the pro-
visions in this ordinance are intended to assist
employers in the region in achieving their trip
reduction goals to improve air quality and reduce
traffic congestion. (Ord. 1561 § 2, 1995)

12.150.020  Goals and objectives.

A. Goals. The goals of this ordinance are to:

1. Assure that all existing and future em-
ployers and sponsors participate in mitigating
traffic problems by implementing TSM measures.

2. Encourage coordination and consistency
between public agencies and the private sector in
planning and implementing transportation pro-
grams.
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3. Increase public awareness and encourage
more use of alternatives to commuting by single
occupant vehicles.

4.  Reduce traffic impacts within the city
and the region by reducing the number of auto-
mobile trips, daily parking demand, and total ve-
hicle miles per person travelled that would other-
wise be generated by commuting.

B. Objectives. The objectives of this ordi-
nance are:

1. To participate in a multi-city agency that
works in partnership with employers to promote
programs and services that help employers
achieve their trip reduction goals in an effort to
improve air quality and reduce traffic congestion
in the region.

2. To facilitate the achievement of vehicle
to employee ration (VER) standards by public and
private employers subject to Regulation 13, Rule
1, a regional employer-based trip reduction man-
date effective for employers in San Mateo County
beginning July 1, 1994,

3. To encourage and facilitate participation
by employers with twenty-five to ninety-nine em-
ployees in promoting commute alternatives for
their employees. (Ord. 1561 § 2, 1995)

12.150.030 Definitions.

As used in this ordinance, the following words
and phrases have the meanings respectively as-
cribed thereto in this section.

A. “Alternative work hours program” shall
mean any system for shifting the work day of an
employee so that the work day starts or ends out-
side of the peak periods. Such programs include
but are not limited to: (i) compressed work weeks;
(i1) staggered work hours involving a shift in the
set work hours of employees at the work place;
and (iii) flexible hours involving individually de-
termining work hours within guidelines estab-
lished by the employer.

B. “Car pool” shall mean a motor vehicle
occupied by two or more employees commuting
together.
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C. “Commute” shall mean a home-to-work
or work-to-home trip.

D. “Complex” shall mean any multi-tenant,
non-residential building or group of buildings that
houses employees. A complex may have more
than one but not necessarily all of the following
characteristics:

(i) Itis known by a common name;

(i1) It is governed by a common set of cove-
nants, conditions, and restrictions;

(iii) It was approved, or is to be approved, as
an entity by the city;

(iv) It is covered by a single subdivision or
parcel map;

(v) Itis operated by a single management;

(vi) It shares common parking.

E. “Employee” shall mean any person hired
by an employer for work at the work place, work-
ing twenty hours or more per week on a regular
full-time or part-time basis, including independent
contractors, but excluding field construction
workers, field personnel, seasonal/temporary em-
ployees (working less than ninety days consecu-
tively) and volunteers.

F.  “Employer” shall mean any public or
private employer, including the city, who has a
permanent place of business in the city. “Em-
ployer” shall not include contractors or other
business entities with no permanent place of busi-
ness in the city.

G. “Joint powers agency” shall mean that
agency created under the “Joint Powers Agree-
ment Establishing the Multi-City Transportation
System Management (TSM) Agency.”

H. “Multi-city agency” shall mean the
agreement approved by the city and one or more
other cities to establish an organization and pro-
cedures for governing a joint TSM program.

1. “Peak traffic periods,” “peak hour,” and
“peak periods” shall mean the periods of highest
traffic volume and congestion which are from six
a.m. to ten a.m. and three p.m. to seven p.m. dur-
ing work days Monday through Friday. A peak
period trip shall mean an employee commute trip



to or from a work place when the employee’s
work day begins or ends within a peak period.

J. “Public transit” shall mean publicly pro-
vided transportation, usually either by bus or rail.

K. “Ridesharing” shall mean transportation
of persons in a motor vehicle for commute pur-
poses where the driver is not employed for that
purpose. The term includes arrangements known
as carpools and vanpools.

L. “Single occupant vehicle” shall mean a
vehicle occupied by one employee.

M. “Sponsor” shall mean the owner(s) or
developer(s) or manager(s) of a commercial de-
velopment project or complex.

N. “Telecommuting” shall mean a system
of working at home or at an off-site, non-home
telecommute facility for the full work day on a
regular basis at least one day per week.

O. “Transportation System Management”
(TSM) shall mean a program to improve the
movement of persons through better and more
efficient use of the existing transportation system.

P. “TSM trip reduction program” shall
mean a group of measures developed and imple-
mented by an employer that are designed to pro-
vide transportation information, commute alterna-
tives assistance and incentives to employees.

Q. “TSM board of directors” shall mean the
group responsible for policy direction of the TSM
organization, with membership and responsibili-
ties as defined in the multi-city agreement.

R. “TSM supervisory committee” shall
mean the group of city managers or their desig-
nees responsible for general direction of the TSM
administrator and program as set forth in the
multi-city agreement.

S.  *“Vanpool” shall mean a van occupied by
seven to fifteen employees including the driver
who travel together during the majority of their
individual commute distance.

T. “Work site” shall mean any real prop-
erty, real or personal, which is being operated,
utilized, maintained, or owned by an employer as
part of an identifiable enterprise. All  property
on contiguous, adjacent, or proximate sites sepa-
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rated only by a private or public roadway or other
private or public right-of-way, served by a com-
mon circulation or access system, and not sepa-
rated by an impassable barrier to bicycles or pe-
destrian travel such as a freeway or flood control
channel is included as part of the work site.

U. “Employee transportation coordinator
(ETC)” shall mean a person, who could be an
employee or an employer or sponsor, designated
to implement a TSM trip reduction program and
to carry out any other requirements of this ordi-
nance at a work place. (Ord. 1561 § 2, 1995)

12.150.040 TSM administrator.

The TSM administrator shall be employed by
the joint powers agency and shall serve as staff in
administering the TSM provisions of this ordi-
nance as provided in the multi-city agreement.
Duties shall include, but are not limited to, assist-
ing employers in carrying out TSM responsibili-
ties, providing commute alternative assistance,
preparing summary reports, and developing in-
centives for employer participation in the TSM
program. (Ord. 1561 § 2, 1995)

12.150.050 TSM requirements.

A. Each employer within San Mateo
County that is subject to the Bay Area Air Quality
Management District’s (BAAQMD) Regulation
13, Rule 1 (regional employer-based trip reduc-
tion rule) shall conform to the employer-based
trip reduction program requirements established
and enforced by BAAQMD.

B. Each employer of twenty-five or more
employees, and every sponsor of twenty-five or
more employees, is encouraged to distribute to its
employees on a regular basis, commute alterna-
tives information on ridesharing, transit, bicycling
and other commute alternatives; and participate
when possible in programs, sponsored by the joint
powers agency, that may contribute to the reduc-
tion of single-occupant-vehicle commute trips.

C. Each employer of twenty-five or more
employees shall follow the progression of and
comply with Regulation 13 and other BAAQMD
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trip reduction regulations/rules relative to new
mandates that may come into effect for such em-
ployer’s work site. (Ord. 1561 § 2, 1995)

12.150.060 Fees.

A. Impact Fees. To the extent that available
funding is not adequate, the TSM board of direc-
tors is authorized to determine and levy annual
fees upon all public and private employers with
twenty-five or more employees. The amount of
the fee shall be fixed annually by the board and
shall be presented for approval to each participat-
ing city.

B. Collection. The director of finance or
other designated city staff shall be responsible for
collecting the fees levied against private employ-
ers and/or sponsors. The amounts may be billed
and collected with the annual business license fee
or such other manner as deemed necessary and
appropriate, and the total amount collected shall
be transmitted with a collection report to the TSM
board of directors or its designated agent. Public
agencies may be billed directly by the TSM board
of directors. (Ord. 1561 § 2, 1995)

12.150.070 Enforcement.

An employer or sponsor, except for those sub-
ject to Regulation 13, Rule 1, who fails to comply
with the provisions of this ordinance shall, after
thirty days’ written notice to remedy the failure,
be guilty of an infraction. (Ord. 1561 § 2, 1995)

12.150.080 Limitations.

Nothing in this chapter may be construed to
require an employer or sponsor to: (a) breach a
lease existing prior to the effective date of this
chapter; (b) require structural modifications or
additions to property, the nature of which would
require the issuance of a building permit pertain-
ing to existing structures; or (c) violate any plan-
ning approvals from the city of San Bruno. (Ord.
1561 § 2, 1995)
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Chapter 12.200

ZONING REGULATIONS FOR
CONSTRUCTION, EXPANSION,
ALTERATION OR ENLARGING OF
SINGLE FAMILY AND TWO FAMILY

RESIDENCES
Sections:
12.200.010 Purpose.
12.200.020 Definitions.
12.200.030 Conditional use permit
required.
12.200.040 Development standards.
12.200.050 Development limitations.
12.200.060 Review requirements.
12.200.070  Architectural review permits
required.
Parking standards.

12.200.080

12.200.010 Purpose.

The city of San Bruno is a well-established
residential community of predominantly single
family homes. Significantly oversized residential
structures are incompatible with the character of
this residential community, and are not in har-
mony with the principles of high quality
neighborhoods. This chapter is intended to ac-
complish the following:

A. Enhance the
neighborhoods.

B.  Assure provision of light and air to indi-
vidual residential parcels.

C. Assure a reasonable level of compatibil-
ity in scale of structures within residential
neighborhoods.

D. Establish and preserve spatial relation-
ship(s) between structures, between structures and
adjacent streets, and within neighborhoods.

E. Address residential parking for non-
conforming structures seeking extensive expan-
sion or remodeling.

F. Prohibit the loss of interior housing
space through the creation of excessive residential
storage or parking garages.

identity of residential
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G. Control development of hillside lots and
lands, preserve buildings suited for natural hill-
side surroundings, and recognize differences be-
tween hillside developments and flat land devel-
opments.

H. Preserve the city’s dwindling stock of
affordable housing. (Ord. 1520 § 2 (part), 1990)

12.200.020 Definitions.

For the purposes of this chapter, the following
definitions shall apply:

A. “Deck” is defined as a roofed or un-
roofed porch, platform or balcony, open on one or
more sides, access to which is gained by a door,
stairway or other passage.

B. “Floor area ratio” or FAR is defined as
the gross floor area of a building, including the
garage area, divided by the total lot area of the
parcel on which the building is situated.

C. “Garage” is as defined in Sections
12.80.230 and 12.80.240 of the San Bruno Zoning
Ordinance, except that interior areas, detached
buildings or accessory buildings designed, desig-
nated or used for the storage or parking of motor
vehicles shall constitute garage area for the pur-
poses of this chapter.

D. “Gross floor area” is defined as the total
floor space of all floors of a building or buildings
measured to the outside surfaces of the build-
ing(s), including but not limited to exterior walls,
or other external elements of the building enve-
lope system, the attached or detached garage or
other designated vehicle storage area, and other
accessory buildings on the lot that are greater than
one hundred twenty square feet, but excluding
non-habitable space as defined herein.

E. “Habitable floor area” is defined as any
enclosed floor area in the house, garage, or acces-
sory building having any potential living space
with minimum dimensions of eight feet by ten
feet and with at least 7.5 feet of head room.

F. “Non-habitable floor area” is defined as
enclosed floor area that is not defined as “habit-
able.”
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G. “Resultant lot area” is defined as the to-
tal lot area of the parcel upon which a building is
situated or proposed, reduced by the development
limitations of Section 12.200.050, below.

H. “Story” is defined as that portion of any
building included between the surface of any
floor and the surface of the next floor above it. If
there is no floor above it, the space between such
floor and the ceiling shall constitute a story.

I.  “Story, first” is defined as the lowest
story in a residence, wherein at least fifty percent
of any one wall of that story is four feet above
grade. (Ord. 1520 § 2 (part), 1990)

12.200.030  Conditional use permit required.

In addition to those conditional uses listed in
Section 12.96.060 and Section 12.96.070 for R-1,
R-1-D and R-2 residential zoning districts, a con-
ditional use permit shall be required in the follow-
ing instances:

A. New Construction. For those single fam-
ily and two family residential buildings which
propose:

1. A floor area that exceeds the permitted
floor area standards of Section 12.200.050; or

2. Lot coverage that exceeds the restric-
tions of Section 12.200.050; or

3. A third story, where any part of the three
stories lie within the same vertical plane; or

4.  Construction exceeding the development
standards contained within Section 12.200.040 or
the parking standards of Section 12.200.080.

B. Existing Single Family or Two Family
Residential Structures. Expansion, remodeling,
alteration, enlarging or a detached addition to an
existing single family or two family residential
structure which propose:

1.  An increase in the gross floor area by
more than fifty percent; or

2. A floor area that exceeds the permitted
floor area standards of Section 12.200.050; or

3. Lot coverage that exceeds the restric-
tions of Section 12.200.050; or

4. A third story, where any part of the three
stories lie within the same vertical plane; or
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5. Which expansion, alteration or addition,
when combined with the existing structure would
exceed the development standards contained
within Section 12.200.040 or the parking stan-
dards of Section 12.200.080. (Ord. 1520 § 2
(part), 1990)

12.200.040 Development standards.

A. Building heights, which for the purposes
of this chapter only shall mean the vertical dis-
tance from the elevation of the sidewalk in front
of the house at the midpoint of the horizontal
width of the house to the highest or topmost point
of the roof shall not exceed the following limits
without securing a conditional use permit:

1. A height of twenty-eight feet for lots
with an average slope of less than twenty percent
slope from front property line to rear property
line, as well as for lots which slope from side yard
to side yard regardless of the average slope; or

2. A height of twenty-six feet for
downsloping lots (from front to rear) with an av-
erage slope of twenty percent or more; or

3. A height of thirty feet for upsloping lots
(from front to rear) with an average slope of
twenty percent or more.

B. A conditional use permit shall be re-
quired for new construction on individual infill
lots, [i.e., on lot(s) which have houses existing on
both sides of the subject lot and which are not part
of a comprehensive subdivision under general
construction}, or for expansion, alteration or addi-
tions to existing structures, which construction
would result in the following:

1. A second story having any transparent
window, any other transparent opening, or any
deck facing any interior side yard adjacent to an
abutting property which abutting property has a
side yard greater than ten feet.

2. A second story whose front plane is not
set at least five feet further than the front setback
of the first story. Architectural projections such as
eaves, bay windows, bow windows, chimneys,
etc., are exempted from this additional setback.

3. A second story front deck:



(a) Larger than seventy-two square feet; or

(b) Having a front depth greater than six
feet; or

(¢) Which is not set back at least eighteen
inches from the face of the first floor of the house,
or which does not provide a solid vertical surface
around the bottom eighteen inches of the deck.

C. For the purposes of this section, build-
ings which are moved or manufactured off-site
and placed on a property shall be subject to the
same requirements as new construction on infill
lots. (Ord. 1520 § 2 (part), 1990)

12.200.050 Development limitations.

A conditional use permit shall be required
whenever any of the following development limi-
tations are exceeded. ‘

A. Lot Coverage. The maximum lot cover-
age for all structures in the R-1 and R-1-D resi-
dential districts shall not exceed eighty percent of
the total floor area allowed by this section. The
maximum lot coverage in R-2 residential districts
shall not exceed the total floor area allowed by
this section.

B. Floor Arca. The permitted floor area
~ (FA) of buildings shall be determined by multi-
plying the adjusted lot size (from Chart 1) by the
floor area ratio corresponding to the slope of the
lot from Chart 2, below.

1. Average Percent Slope of Site. The aver-
age percent slope of site is computed by the fol-
lowing formula:

100 x1x
L
AS Average Percent Slope of Site = A
Where 1 = contour interval in feet, not to
exceed ten (10) feet
L = summation of length of con-
tour lines in feet; and
A = areain square feet of parcel
_ being considered.
AS = average percent slope of site.
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2.  Floor Area Ratio Adjustment Factor for
Lot Size. The floor area ratio shall be adjusted
inversely proportional to the lot size as shown on
Chart 1, following.



12.200.050

Chart 1
ADJUSTED LOT SIZE
Lot Size Adjustment
(sq. ft.) Factor
2,500 1.20
3,000 1.16
3,500 1.12
4,000 1.08
4,500 1.04
5,000 1.00
5,500 0.97
6,000 0.94
6,500 0.91
7,000 0.88
7,500 0.85
8,000 0.82
8,500 0.79
9,000 0.77
9,500 0.75
10,000 0.73
10,500 0.71
11,000 0.68
11,500 0.66
12,000 0.64
12,500 0.62
13,000 0.61
13,500 0.60
14,000 0.59
14,500 0.58
15,000 0.57
15,500 0.56
16,000 0.55
16,500 0.54
17,000 0.53
17,500 0.52
18,000 0.51
18,500 0.50
19,000 0.49
19,500 0.48
20,000 0.47
>20,000 0.47
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Chart 2
PEMITTED FLOOR AREA
Average Slope Floor Area
(percent) Ratio (FAR)
<10 0.550
10 0.550
11 0.545
12 0.541
13 0.537
14 0.533
15 0.529
16 0.524
17 0.519
18 0.514
19 0.509
20 0.505
21 0.500
22 0.495
23 0.490
24 0.485
25 0.480
26 0.475
27 0.470
28 0.465
29 0.460
30 0.456
31 0.451
32 0.446
33 0.441
34 0.436
35 0.432
36 0.427
37 0.422
38 0.417
39 0.412
40 0.407
41 0.402
42 0.397
43 0.392
44 0.387
45 0.383
>45 0.383
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12.200.060 Review requirements.

In considering applications for conditional use
permits pursuant to this chapter:

A.  Such applications shall first be sent to
the architectural review committee;

B. Consideration should be given to the
average height of adjacent houses for construc-
tion, expansion or alterations which increase the
height above one story;

C. Incremental alterations, additions or ex-
pansions of single family residential structures
after September 26, 1988 and of two family resi-
dential structures after September 26, 1990 shall
be aggregated and calculated as a single addition
or expansion. (Ord. 1520 § 2 (part), 1990)

12.200.070  Architectural review permits
required.

A.  All structures requiring a use permit by
the provisions of this chapter shall first be re-
viewed by the architectural review committee of
the planning commission. In addition, any struc-
ture which is increased by more than one thou-
sand square feet, or which will be greater than
three thousand square feet as a result of new con-
struction or addition, shall be required to obtain
an architectural review permit prior to receiving a
building permit. (Ord. 1520 § 2 (part), 1990)

12.200.080 Parking standards.

A. Notwithstanding any other provision of
this chapter:

1. If there are no covered off-street parking
spaces existing or proposed, then any addition,
expansion, enlargement or alteration which in-
creases the gross floor area will require a condi-
tional use permit.

2. If there is only one covered off-street
parking space per unit existing or proposed, then
any expansion, enlargement or alteration that
would result in the gross floor area exceeding one
thousand eight hundred twenty-five square feet,
excluding garage area, will require a conditional
use permit.
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3. If there are two covered off-street park-
ing spaces per unit existing or proposed, then any
oxpansion, enlargement, alteration or new con-
struction that would result in the gross floor area
exceeding two thousand eight hundred square
feet, excluding garage area, will require a condi-
tional use permit.

B. An accessory building to and/or an inte-
rior private parking garage of a single family resi-
dence shall not be designed, constructed, altered
or expanded to be used for the storage of more
than three automobiles; nor exceed six hundred
square feet when such interior parking and/or in-
terior vehicle storage area upon a single parcel are
combined, without first securing a conditional use
permit. o

C. Tandem parking can be allowed by se-
curing a parking exception from the planning
commission provided the applicant demonstrates
a hardship with the parking standards applied to
the parcel in question. (Ord. 1520 § 2 (part),
1990)



Chapter 12.210

REQUEST BY MAYOR OR
COUNCILMEMBERS FOR FINAL REVIEW
OF DECISIONS BY CITY COUNCIL

Sections:
12.210.010 Purpose.
12.210.020 Request by mayor or

councilmembers for final
review of decisions by city
council.

12.210.010 Purpose.

This chapter is enacted for the purpose of pro-
viding a mechanism whereby the.mayor or any
councilmember may request that any final deci-
sion of the architectural review committee or the
planning commission may be appealed to the city
council.for final review and decision. (Ord. 1654
§ 1 (part), 2001)

12.210.020 Request by mayor or
councilmembers for final review
of decisions by city council.

A. The mayor or any councilmember may
call up for final review by the city council any
decision rendered by the architectural review
committee or the planning commission. Any such
request shall be treated as an appeal and shall be
processed in the same manner as an appeal under
Section 12.140 of this title but such request need
not be accompanied by the fee prescribed for an
appeal nor need it set forth the facts of the case or
grounds for appeal. The mayor or any council-
member may request that a decision of the archi-
tectural review committee or the planning com-
mission be reviewed by the council at any time,
including prior to final action by the lower body,
so long as city council hearing and review of any
such decision is undertaken subsequent to final
action by the committee or commission and fol-
lowing expiration of any appeal period provided
for in this title.
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B. The mayor or councilmember appealing
any decision pursuant to this sections not dis-
qualified by that action from participating in the
hearing and the deliberations nor from voting as a
member of the reviewing body. (Ord. 1654 § 1
(part), 2001)
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